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The best way to predict the future is to invent it.
-Immanuel Kant
Let the river roll which way it will, cities will rise on its banks.
-Ralph Waldo Emerson
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INTRODUCTION
Purpose & Background

T

ucked away in the northern reaches of New York, within a short driving
distance of the U.S. and Canadian border, the historic Village of
Potsdam lies along the banks of Raquette River. A mix of locals, college
students, professionals, entrepreneurs, academicians, artisans, recreationists, and
tourists fill the streets daily, making for a vibrant community experience. All the
while the Raquette River drifts and falls through the heart of the downtown,
serving as a constant reminder of the Village’s origins, and offering itself to new
opportunities, which this Plan seeks to capture.

The Potsdam Downtown & Waterfront Revitalization Plan represents the Village’s
commitment to preserve and enhance its natural, cultural, and economic
resources. It is also the next step in implementation of the 2010 Raquette River
Corridor Blueway Trail Plan, which envisions the creation of a 174 mile network of
interconnected recreational, cultural, and natural resources throughout the
Raquette River watershed. The Village of Potsdam is one of the centerpieces of
this plan.
The Raquette River Corridor Blueway Trail Plan recommended the establishment
of a Raquette River visitor center, improved wayfinding and interpretive signage,
and community gateways along Routes 11 and 56 within the Village of Potsdam.
In an effort to identify how these initiatives may complement its own downtown
revitalization priorities (in light of their interrelationship), the Village prepared
and was awarded a New York State Environmental Protection Fund (EPF) Local
Waterfront Revitalization Program (LWRP) grant.
Therefore, as part of the Potsdam Downtown & Waterfront planning initiative,
the Village not only examined improved access to and the interpretation of the
Raquette River, but it also explored physical, programmatic, and economic
synergies to enhance both its downtown and waterfront resources. As such, the
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planning process included extensive input from a variety of diverse sources:
public workshops, stakeholder interviews, focus group meetings, student surveys,
design charettes, market analyses, and financial feasibility studies.
Downtown & Waterfront Revitalization Plan Study Area
The Village of Potsdam Waterfront & Downtown Revitalization Strategy study
area encompasses the entire Raquette River waterfront within its boundaries as
well as adjoining and nearby areas. This includes the downtown business district,
Ives, Fall Island, Garner, and Sandstoner parks, and SUNY Potsdam and Clarkson
University’s waterfronts. The southern limits of the study area follow the Village’s
municipal boundary. The eastern portion of the study area follows Pierrepont
Avenue and Park, Elm and Market streets, which includes two of the Village’s
larger waterfront residential neighborhoods and the Market Street National
Register District. The northern limit of study area parallels the Village’s municipal
boundary across the river, while the western limit of the study area follows Lower
Pine and Pine Streets and Clarkson Avenue. In total the study area is
approximately 920 acres, encompassing 552 parcels. The Study Area Figure (next
page) illustrates the boundaries of the Downtown & Waterfront Revitalization
Plan study area.
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VISION STATEMENT
The vision for the Potsdam Downtown & Waterfront Revitalization Plan is to
provide a future that balances the preservation of community character and
natural resources with economic development. The Plan envisions the
development of a living, working, and learning community that retains and
attracts residents, businesses, students, and visitors that want to be part of a
place where nature and culture reinforce one another. The Plan envisions a
mixed-use environment of commercial, institutional and residential uses which
characterize a vibrant downtown. This vision is based on three major themes:
Rejoice
Rich with economic, environmental, academic, historical, and cultural resources,
Potsdam’s landscape represents the melding of the natural and built
environments. The Village seeks to celebrate these resources through a host of
collaborative initiatives, including events, marketing strategies and, or
capitalization programs that directly or indirectly highlight the importance of the
Raquette River and historic downtown.
Reinvest
Building upon Potsdam’s assets will require social, political, and financial capital.
New investments in waterfront resources, infrastructure, programs, and
marketing will require careful deliberation and thoughtful budgeting. Grants,
sponsorships, and volunteerism will be essential. Potsdam has a long history of
executing such initiatives and is up to the task.
Revitalize
Revitalization of the Village of Potsdam’s downtown and Raquette River
waterfront means sustained and sustainable economic growth, an enhanced
quality of life for its residents through improved services, programs, and
amenities, increased tourism, strong partnerships with local institutions and
business, environmental stewardship, and a pervasive can-do, collaborative
attitude that is shared throughout the community.
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THE MAKING OF A PLAN
The Downtown & Waterfront planning process began in October of 2010 when
the Village Board appointed a committee of local residents tasked with
developing a comprehensive revitalization strategy for the Village’s downtown
and waterfront resources. As a strategic planning exercise, the process included
the following components:
 Identify and explore the issues and opportunities associated with the
downtown and waterfront;
 Engage the public by incorporating multiple participation techniques;
 Evaluate and prioritize projects, recommendations, and alternatives; and
 Develop a course of action that will successfully shape the future of the
downtown and waterfront.
The Potsdam Downtown & Waterfront planning process emphasized extensive
public participation. This allowed members of the community to discuss issues
that the Village currently faces and to provide input on the solutions gathered for
this plan.
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The Village of Potsdam Downtown & Waterfront Plan was created by an advisory
committee comprised of local residents, businesspersons, outdoor and
recreational enthusiasts, members of the academic community, and Village
officials. Committee members represented a broad spectrum of the community,
ensuring a fair and balanced planning process. The Committee was assisted by a
planning consultant, The Chazen Companies of Glens Falls, and their subconsultants, Riverstreet Planning & Development and Camion Associates.
The Downtown & Waterfront Revitalization
Committee met regularly while developing
the plan. In addition to hosting public
workshops and focus group meetings,
conducting stakeholder interviews and a
student survey, and taking part in a design
charrette, the Committee solicited input
from all portions of the community. After
gathering and examining all information
and public input, the Committee formulated the goals and recommendations in
this plan. The planning process included the following components.
Village of Potsdam Community Profile
Prepared by the Village of Potsdam’s Office of Planning and Development, the
Community Profile provides an overview of the Village of Potsdam and study
area’s existing conditions. The community profile includes an inventory of land
use and ownership patterns, natural and cultural resources, public access
opportunities, transportation and utility infrastructure, and tourism
characteristics. Ives, Fall Island, Garner, and Sandstoner Park and the nationally
registered Market Street National Register District are some of the Village’s most
defining characteristics highlighted in the Community Profile. For additional
information, see the Village of Potsdam Community Profile in Appendix B.
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Market Analysis
Amarket analysis was prepared by Camoin Associates to provide a summary of
regional and local market trends that were then considered by the Committee as
it developed the priority downtown and waterfront projects and
recommendations. The information contained in report was based on an analysis
of demographic, retail sales, employment and industry data, as well as interviews
with local realtors. Key market analysis findings included the following:
 Retail leakage and feasibility analysis reveals that there is likely sufficient
sales leakage to support additional restaurants, services, office supply,
stationery, and/or gift stores, and a clothing store in downtown Potsdam.
 Among the top 20 fastest-growing industries in St. Lawrence County, the
following may be suitable for a downtown location:
• Real estate;
• Securities, commodities contracts, and other financial investment
and related services;
• Professional, scientific and technical services;
• Food services and drinking places; and,
• Religious, grantmaking, civic, professional and similar organizations.
 The following occupations are those most likely to seek downtown
commercial space. As expected, some of these correspond with the
industries listed above:
• Personal care and service workers;
• Financial specialists;
• Food & beverage serving workers;
• Art & design occupations; and
• Media & communication occupations.
 Based on interviews with local realtors, the presence of higher education
institutions within the Village is an asset and could lead to opportunities
like investing in, or creating new college housing. Realtors confirm that
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businesses like food service establishments are plentiful in the area, but
indicate that high property taxes and high fuel costs are problems that can
impact businesses moving into the area.
Largest Employment Sectors in St. Lawrence

Student Survey
Working closely with Clarkson University (Clarkson) and the State University of
New York at Potsdam (SUNY Potsdam), the Downtown & Waterfront Committee
conducted an online survey to obtain information about the spending habits and
consumer behaviors of university students and alumni. This survey was conducted
using the online survey tool, SurveyMonkey.
Respondents to the survey were reached by
providing a link to the survey on Facebook
pages that had a high likelihood of reaching
current and past students of both Clarkson
and SUNY Potsdam. These included alumni,
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sports, club, and Clarkson and SUNY Potsdam pages. In total, 70 students and
alumni participated in the survey. The results were tallied and summarized and
then examined by the Downtown & Waterfront Revitalization Committee.
According to the survey, many students are unaware of businesses or services in
the area and those that are aware of them often travel outside of the area due to
factors such as price, hours of operation, and previous negative experiences. This
somewhat reaffirms the market analysis leakage data. The survey noted that
many respondents do not spend a lot of money on non-essential goods, and what
they do spend tends to be at food and drink related establishments, or they buy
groceries and drug store items.
Spending on groceries and drug store
items is higher than any other business
or service, with a yearly average of
$1,250. Some respondents indicated
spending as much as $400 per month at
grocery and drug stores. With the
leakage in the area examined by the
Market Analysis, there is a good chance
that a large amount of this money could
be recaptured by adding more grocery store options and taking into account
other factors that drive students to shop outside of the area (see reasons why
students would frequent a business below).
When asked how they obtain their information about businesses and events in
the Potsdam area, the most commonly cited method was by word of mouth.
Respondents also indicated that store signs and university newspapers provided
them with information about what was happening in the area or what businesses
they might be interested in frequenting.
Respondents answered that a student discount is the top reason that would make
them more likely to frequent a business, followed by a convenient location and
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longer hours of operation. The availability of store information online was also
seen as important, as was a frequent buyer program. When asked why they
would choose not to patronize a business in the Potsdam area if that business
met their needs, the most frequent answer centered on the price of goods and
services.
Finally, when asked about modes of
transportation, respondents indicated
that they used a car most frequently
(59 percent). The second most
common modes of transportation
were walking (29 percent) and biking
(seven percent). The significance of
walking and biking, when coupled with
“convenient location” as a
determining factor for business
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patronage, illustrates the importance of pedestrian infrastructure between SUNY
Potsdam, Clarkson, and the Village’s downtown and Raquette River waterfront.
Stakeholder Interviews
In an effort to ensure broad representation as well as an enhanced understanding
of issues and local knowledge, the Downtown & Waterfront Revitalization
Committee selected 16 individuals to be interviewed as stakeholders.
Stakeholders were asked a series of questions that focused on issues and
opportunities concerning the Village’s downtown and waterfront, including what
they perceived were the defining characteristics and what improvements should
be pursued. The results of the stakeholder interviews were reviewed by the
Downtown & Waterfront Revitalization Committee. Key findings included the
following:
▪ Many stakeholders felt that Ives and other Village parks were among the
most defining characteristics of Potsdam’s Raquette River waterfront
and that the Village’s downtown architecture, restaurants, retail shops,
compact development, and walkability were among its most defining
characteristics.
▪ Stakeholders felt strongly about issues to be addressed along the
waterfront, including aesthetic improvements to the buildings behind
Market Street, and improved waterfront access. Improved streetscapes,
short business hours, taxes, and economic development and marketing
issues need to be addressed, according to stakeholders.
▪ Many stakeholders stated that walking trails, pedestrian access, green
spaces, and improved signage should be explored along the waterfront
as well as throughout the downtown area. In addition, stakeholders
suggested the following as ways to improve the downtown:
• Celebrate and promote downtown’s restaurants and
entertainment venues.
• Create a branding and marketing strategy for the Village’s assets.
• Improve walkability of downtown for residents and visitors.
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• Make better pedestrian connections between downtown and
parking amenities.
• Improve access from Clarkson along Maple Street.
• Attract more college students into the downtown.
• Develop parking management strategies.
A full summary of stakeholder interviews is included in Appendix H.
Focus Groups Meetings
Focus Group meetings were conducted over a two (2) day period in March 2011.
The Downtown & Waterfront Revitalization Committee invited individuals to
participate in the following group sessions: downtown businesses owners,
recreation enthusiasts, recruiters (individuals responsible for attracting students
and employees), and Village residents. Participants offered their personal and
professional insight on ways to improve the Village’s waterfront and downtown,
which included the following:
▪ Downtown Business Owners
Downtown business owners suggested the following ways to improve the
downtown:
• Aesthetic improvements to buildings and streetscapes along the
waterfront (including consolidated waste services to limit the
number of waste receptacles);
• Improved signage (e.g., wayfinding signs identifying key locations);
• Downtown restrooms;
• Art installations;
• Parking management strategies;
• Pedestrian and bicycle access;
• Entertainment and community events;
• Increased hours of operation of downtown stores;
• A ‘Raquette River Museum’ (or similar facility to serve as an
downtown anchor); and,
• A comprehensive branding and marketing strategy.
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▪ Business owners noted that downtown may lack a critical mass of retail
shops, but that niche or specialty stores have performed well in recent
years. They also noted that SUNY Potsdam and Clarkson student cards have
helped improved business. While the creation of a downtown Business
Improvement District (BID) has in the past been controversial, downtown
business owners acknowledge that a coordinated strategy with clear
leadership was needed to advance downtown improvement initiatives.
▪ Recreation Enthusiasts
Recreation enthusiasts offered the following recommendations:
• Improve canoe and kayak access at Ives and Sandstoner Parks;
• Improve public access to SUNY Potsdam’s Lehman Park;
• Clarify Clarkson’s waterfront public access policies;
• Carefully consider canoe and kayak access facilities, taking into
consideration swift water currents, shallow depths, and accessibility;
• Provide boat storage facilities and rental opportunities;
• Construct skatepark at Sandstoner Park;
• Consider a whitewater park at Fall Island Park; and,
• Improve pedestrian and bicycle access throughout the downtown
and along outer Main Street (e.g., improved streetscapes, bike racks,
bicycle lanes, etc.).
▪ Recruiters
Recruiters stated that they often ‘pitch’ Potsdam as a “quintessential
college town” that is self-contained, technologically oriented, and has a
liberal arts culture. Recreation is one of the Village’s greatest recruiting
assets, as is high-tech research and development, proximity to an airport
and international boarder, and low housing costs. Recruiters noted that it is
often easiest to recruit individuals that come from comparable
environments. While Potsdam has many assets, recruiters noted that there
is a limited professional and social network and that is difficult to retain
young professionals.
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Recruiters suggested that the Village, local businesses and institutions
capitalize on assets such as music, science and technology, safe schools,
and Potsdam’s small town atmosphere and quality of life. Recruiters also
suggested that Village should develop a Web 2.0 website that facilitates
participatory information sharing and interoperability (i.e., an interactive,
information portal to area business and attractions). It was also
recommended that the Village pursue the following initiatives:
• Promote increased home ownership (e.g., tax incentives, etc.);
• Encourage the development of social and professional networks;
• Coordinate downtown marketing and branding;
• Implement year-round recreational programs and provide respective
facilities (particularly for non-winter or outdoor oriented activities);
• Offer a SUNY Potsdam and Clarkson downtown shuttle; and,
• Construct an all-purpose community center.
▪ Residents
Residents reiterated the need to improve both visual and physical access to
the waterfront and noted the need for restrooms within downtown. They
also offered the following suggestions:
• Promote ‘river education’ among students and residents alike (e.g.,
the importance of river stewardship, river history, etc.);
• Improve downtown sidewalks, lighting, signage, and street trees;
• Construct a multipurpose community center or museum; and,
• Address limited hotel space.
A full summary of the focus group meetings is included in Appendix H, Public
Participation Summaries.
Public Workshops
The Downtown & Waterfront Revitalization Committee held a public workshop on
March 8, 2011. The workshop’s purpose was to share the Committee’s initial
observations and obtain public feedback. It included a presentation about the
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planning process and a general overview of the study area. Following the
presentation, participants engaged in a facilitated discussion that helped to
identify existing issues and opportunities and offered the following comments
and suggestions:
▪ Improve streetscapes and pedestrian access throughout the downtown,
including:
• Regular snow removal along the Bypass;
• Downtown flowers and landscaping;
• Wayfinding signage;
• Aesthetically appealing lighting;
• Improved sidewalks and crosswalks; and,
• Increased multi-modal opportunities (e.g., bicycle lanes, etc.).
▪ Waterfront access suggestions included:
• Relocated floating kayak and canoe launch at Ives Park;
• A downtown riverwalk;
• Pedestrian crossing on Maple Street near the new boat access and
hydro facility;
• Proposed SUNY Potsdam improvements to Lehman Park (with clearly
defined public access);
• Proposed Clarkson waterfront improvements (with clearly defined
public access);
• Improved fishing access; and,
• Wayfinding signage.
▪ Other suggestions included:
• A multi-purpose community, museum, or visitor’s center on Fall
Island or in Ives Park;
• More community-wide events;
• Additional recreation activities (e.g., skatepark, playgrounds, etc.),
• Improved Village website and social media outreach for marketing,
promotional, and economic development purposes; and,
• Greater marketing of the local arts.
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A full summary of focus group meetings is included in Appendix H, Public
Participation Summaries.
Design Charrette
A design charrette is a collaborative process where
key players gather to map out a creative vision for a
particular project(s). As a solutions-oriented
process, design charrettes seek to develop
consensus derived plans within a limited
timeframe. The Downtown & Waterfront
Revitalization Committee hosted a charrette on
May 3, 2011 that focused solely on projects that
had been identified by public participants and the
Committee through a prioritization exercise. These
included improvements to Ives Park, downtown
and waterfront streetscapes, and a downtown
riverwalk.
The day began with a brief overview of the design
charrette process. Following the overview,
charrette participants took part in a facilitated tour
of the waterfront and downtown, collaborating and
exploring possible design solutions. Participants
then reconvened to discuss their observations and
proposed improvements, which were captured on a
series of maps by a team of landscape architects and planners. Following the
design charrette, the Committee reviewed the team’s renderings and provided
additional suggestions and edits. These renderings were then used to develop the
Potsdam Downtown & Waterfront Plan’s Priority Project concept plans.
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HIGH PRIORITY PROJECTS
The Downtown & Waterfront Revitalization planning process incorporated
extensive public input. Throughout the process, the Committee took note and
cataloged individual’s issues, ideas, and concerns. Given the breadth and depth of
this input, the Committee organized like ideas, and with the aid of a prioritization
matrix, selected a series of ‘High Priority Projects’ that would serve as catalysts to
waterfront and downtown revitalization. In developing these High Priority
Projects, the Committee considered several factors. One is the historic nature and
existing land use patterns of the Village’s downtown. This includes its Market
Street National Register District. According to the United States Department of
the Interior:
“The Market Street Historic District is among the finest and most intact
commercial districts in northern New York. It combines examples of the
most important commercial architectural styles of the nineteenth century
including Federal, Italianate, Romanesque, and Classical Revival, and major
illustrations of the use of local buildings materials, Potsdam sandstone and
Gouverneur granite.”
As such, proposed streetscape and waterfront improvements are intended to
enhance the District and to promote complementary infill development,
particularly along Raymond, Depot, and Willow Streets. Also considered was the
walkable nature of the Village’s downtown, coupled with its close proximity to
Clarkson University and SUNY Potsdam. With a population density comparable to
those of major upstate cities and a ‘Walk Score’ (see www.walkscore.com) of 94
out of 100, pedestrian access and mobility within the Village’s downtown is vital
to its overall economic success. In addition, these factors strongly impact one’s
quality of life experiences, promote a sense of place, influence new investments,
and help retain and attract young professionals and students.
The Village’s Priority Projects have been organized by type and location, as
follows, but it is emphasized that there is overlap between them. Concept plans
for select Priority Projects are included at the end of this chapter.
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High Priority Projects
Ives Park
The importance of Ives Park was
repeatedly emphasized throughout the
planning process. Located within
downtown along the shores of the
Raquette River, Ives Park continually
serves as a backdrop to community
events, the Village’s Farmer’s Market,
weddings, canoe and kayak excursions,
children playing, families picnicking, and individuals enjoying a moment of quiet
contemplation.
As one of the Village’s landmark open space resources, a number of
improvements were identified during the Committee’s public outreach, which is
highlighted in the Ives Park Improvements concept plan located at the end of this
section. Recommended improvements include:
1. Relocated canoe and kayak launch and Chad Fuller Memorial to reduce
conflicts with gazebo use. Seasonally install a flexible dock launch that
adjusts with water depths and reduces damage to boats.
2. Improve and expand walkways throughout park, accompanied by period
lighting and an attractive waterfront handrail along the bulkhead wall,
to allow for greater accessibility. This includes a six (6) foot wide
waterfront walkway that connects to Riverview Drive and Lower Bay
Street. Existing sandstones should be repurposed throughout park and
included in landscaping elements.
3. Replace existing Main and Maple Street sidewalks and the Ives Park
entrance with more aesthetically appealing pedestrian-oriented
amenities, including street trees, planters, and wayfinding signage.
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4. Redevelop the municipal parking lot to include increased tree coverage
and a planted stormwater swale.
5. Construct an open air, multi-use farmer’s market pavilion. The pavilion
should include a small storage space, electricity, and water. Market
vendor parking should be located adjacent to the Pavilion, which may
double as an ice rink during in the winter. In addition, the pavilion may
be designed to allow for additional uses such as a warming space during
the winter months.
It is estimated that the total cost of improvements to Ives Park is approximately
$950,000. See Appendix A for additional cost estimate information.
Raquette Riverwalk
Previous Village of Potsdam planning initiatives suggested the creation of a
Raquette River waterfront walkway. This idea was reiterated throughout the
Potsdam Downtown & Waterfront Revitalization planning process. The
Committee considered several alternatives for development of a walkway and
decided on a plan that can be implemented in stages as funding becomes
available.
Capitalizing on existing road
networks and municipal
ownership and easements, it is
recommended that the
Potsdam Riverwalk follow
Market Street and Maple
Street, cross over Fall Island,
follow the boat launch trail
near the new Village hydro
facility, parallel the Raquette
River waterfront, climb the Route 11 shoulder, cross the Sandstone Bypass,
switchback towards Garner Park, and continue along Raymond Street to its
intersection with Market Street (see Potsdam Riverwalk Concept Plan at the end
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of this chapter). Future improvements may include a pedestrian bridge that links
Fall Island Park and Garner Park. It is envisioned that the Rivewalk will serve both
as practical pedestrian connection and as a unique user experience. The Riverwalk
should include the following features:
• Wayfinding Signage. Wayfinding is a system of arranging markers to
guide people to their destinations. Signs are tools that help in
wayfinding. A successful wayfinding program is user-friendly and selfnavigable, and does not intrude on the visual integrity of the user’s
experience. The Potsdam Riverwalk should incorporate the wayfinding
elements discussed in the Signage & Wayfinding Priority Project below.
• Art and Sculptures. A creative yet simple way to create a sense of place
in a community and to attract users is through the display of art and
sculpture. The Potsdam Riverwalk should provide for the display of art
and sculptures at selected locations along the Riverwalk. The Village
should collaborate with local schools, SUNY Potsdam, Clarkson
University, and the Arts Council on the selection and administration
process. Some displays may be permanent, while others may rotate
regularly.
• Creative Paving Materials and Patterns. While wayfinding and art
displays are helpful and creative ways to guide users, an additional
opportunity to create a unique Riverwalk experience is the use of
creative paving materials and patterns. This can be pavement materials,
painted displays, or street decals, the contents of which may change
with the seasons or for special events.
• Lighting, Railing and Banners. Aesthetically appealing, historically
appropriate, and unique and creative lighting fixtures and railings along
the Riverwalk will also add to the Riverwalk experience. Banners and
flags are cost effective ornaments that should be considered as well.
A rendering of the Potsdam Riverwalk Concept Plan is included at the end of this
chapter. Because there is significant overlap, the estimated cost of the Potsdam
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Riverwalk is included in the Market, Raymond, Depot and Willow cost estimates
(See Appendix A).
Downtown & Waterfront Streetscape Improvements
Acknowledging the importance of
the Village’s pedestrian-oriented
downtown, the Committee and
public participants identified
existing issues and opportunities
regarding pedestrian safety, access,
and streetscape amenities. Early in
the planning process, the
Committee adopted a “complete
Courtesy of the Potsdam Public Museum
streets” vision for the downtown
and waterfront streetscapes. The complete streets concept has become an
increasingly popular and commonly accepted roadway design philosophy
throughout the transportation engineering and planning community. According to
the NYS Department of Transportation, the positive benefits from complete
streets are numerous, “including bolstering economic growth and sustainability,
encouraging healthier lifestyles, addressing air quality concerns, as well as other
varied transportation related issues.” In addition to these benefits, simple
pedestrian improvements such as sidewalks can reduce pedestrian accidents by
as much as 88 percent.
This vision of a complete street includes access and accommodations for
everyone (i.e., pedestrians, bicyclists, transit riders, and drivers), and takes into
account the needs of people with disabilities, the elderly, and children. In
addition, a complete street includes “green” design elements such as alternative
stormwater management features or landscaping with native plants that can help
offset carbon emissions and shade roadways reducing heat island effects. For the
purposes of this Plan, a complete street incorporates the following features
and/or characteristics:
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• Pedestrian Access, Safety & Mobility. Pedestrian access, safety and
mobility are core components of downtown revitalization. Design
features include improved sidewalks throughout the downtown, curb
bump-outs at such intersection as Market and Main streets (see image
below), pedestrian islands near the proposed roundabout, and
crosswalks with high contrast paving.
• Access Management. The goal of access management is to encourage
orderly and well planned points of vehicular access to businesses.
Clearly defining entrances and reducing the amount of paving creates a
safer pedestrian environment and frees up space for sidewalks,
landscaping, street trees, and amenities. Such improvement along
Raymond, Depot, and Willow streets, which currently have limited or no
pedestrian amenities, will not only help improve vehicular and
pedestrian safety, but will also help to create a better sense of place
along the waterfront, attracting new investments.

Market & Elm Concept
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• Traffic Calming. Reduced vehicle speeds help to lessen the number of
traffic and pedestrian related accidents. Reduced speeds are also more
conducive to creating a walkable environment and offer more
opportunities for motorists to notice the downtown stores, restaurants,
and amenities. Traffic calming features such as curb bump-outs (as
noted above), signage (see Signage & Wayfinding below), the proposed
roundabout, and well defined crosswalks (e.g. near the proposed
roundabout) have been incorporated throughout the proposed
streetscape improvements. In turn, these features will help encourage
motorists to travel at posted speed limits and yield right-of-way to
pedestrians.
• Streetscape Beautification. Streetscape beautification includes
elements that promote a sense of place and add to its overall aesthetic
quality and visual continuity (see Raymond Street image below). These
elements also help create a pedestrian and people oriented downtown.
Potsdam has many period and historic structures. Streetscapes elements
would enhance the appearance of these structures and provide a more
aesthetically pleasing and comfortable environment for pedestrians. As
illustrated in the Concept Plan for Streetscape Revitalization (included at

Raymond Street Concept
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the end of this chapter), these elements include underground utilities
along Main and Market streets, large shade trees, pedestrian and traffic
scale lighting, benches grouped around trees and urban gardens, flags,
wayfinding signage (see Signage & Wayfinding below), and screening of
large parking areas as the Village’s Raymond Street and Main Street
parking facilities.
• Sustainable & Green Streets. Stormwater runoff can contribute to
degraded water quality. The use of alternative stormwater management
techniques, such as bio-retention areas, disconnected curbs, and wet
and dry swales, promotes the direct infiltration of rain and stormwater.
Specific locations for such improvements include the Village’s parking
facilities and within the proposed medians along Depot Streets. In
addition, street trees act as carbon sinks and help to preserve road
surfaces by shading them from the summer sun.
It is estimated that the total cost of improvements to Potsdam’s downtown and
waterfront streetscapes is approximately $2.6 million inclusive of the Riverwalk
discussed above. Please note that this estimate does not include suggested
improvements to private properties as illustrated on Concept Plan for Streetscape
Revitalization located at the end of this chapter. See Appendix A for additional
cost estimate information.
Signage & Wayfinding
Creating a comprehensive signage and wayfinding system is one of the most
important aspects of strengthening the usability and enjoyment of the Village of
Potsdam’s downtown and Raquette River corridor. The term signage
encompasses an array of functionalities including: regulations, warnings,
directions and distances, services and amenities, and interpretation. Key features
of a wayfinding signage plan include:
• Attractive and coherent fonts, color contrast, and symbology, including
branding and marketing logo or signal art (see Branding & Marketing
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Priority Project below), and the use of high quality materials (e.g., custom
woodwork, fabricated metals, stone, high-grade polymers, etc.).
• Appropriate scales and heights that are designed around the intended user
(e.g., vehicular traffic, pedestrians, etc.).
• Use of landmarks and key sites to provide orientation cues and memorable
locations.
• Placement of signs at decision points to help wayfinding decisions.
The following is a strategy for the creation of a signage and wayfinding system
intended to complement NYSDOT and the Manual of Uniform Traffic Control
Devices (MUTCD) signage standards. It includes seven (7) signage categories that
should ultimately be designed in to work in concert with one another to create
one unifying user experience.
• Gateway Signage. Gateway signage announces to the travelers that they
have arrived within the limits of the Village. Gateway signs should be
located on primary traffic routes at the Village limits (Routes 11 and 56) and

Sample wayfinding signage (courtesy of VS&R)
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should provide a sense of arrival and celebrate Potsdam’s character. These
should be monument signs made of natural materials and should have
attractive landscaping to create a lasting first impression.
Parking Identification Signage. Uniform parking signage should be located
at each parking facility. Secondary signage should include facility specific
parking regulations. Complementary signage directing vehicular traffic to
parking locations should be incorporated.
Pedestrian Signage. Attractive and appropriately scaled directional and
point of interest signage should help direct pedestrians to points of interest
(e.g., parks, parking, public amenities, etc.) and landmark locations (see
below).
Kiosks. More multifaceted and larger in scale then pedestrian signage,
kiosks should be clearly identifiable and placed at central locations
throughout the downtown (e.g., at Fall
Island Park and near the Intersection of
Market, Maple and Main) and near
selected landmark locations (see below).
Kiosks should have permanently mounted
information such as downtown and
Riverwalk maps. They should also include
space to post flyers for upcoming
community events and possibly
Appalachian Sign & Design: Boone
North Carolina Signage Sample
incorporate display lighting.
Riverwalk Signage. Well placed directional signage that is designed to
capture and complement the user experience of the Riverwalk should be
incorporated throughout the trail system. This includes signage at key
directional changes and points of special interest.
Landmark Locations Signage. Examples of Landmark locations include the
Village of Potsdam Civic Center, Ives Park, and the proposed Visitor Center.
Clear identification of these locations will help users orient themselves
within the downtown experience. Kiosk signage or other unique signage
types may be used at these locations.
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• Market Street National Register District. One of Postdam’s greatest
resources is its Market Street National Register District. However, there
currently no signage that indicates its limits or provides for interpretive
information. As such, distinct Historic District signage that complements the
historic nature of the district should incorporated into the wayfinding
system.
Branding & Marketing
Branding and marketing includes identifying a
positioning statement and collateral material to help
define the Village of Potsdam downtown to an outside
audience. A distinct and memorable identity will help
Potsdam stand out as a destination for recreational,
heritage, and environmental tourism.
A successful initiative will capture Potsdam’s unique
aspects and determine a strategy to deliver that
message to the right audience. As a place of interest,
the Village of Potsdam competes with other St.
Lawrence County, Adirondack, and Canadian
communities. As such, a branding and marketing
strategy should include the following:

Waterville Main Branding

• A compelling location identity;
• A memorable tagline;
• A creative logo or signal art designed for repeat impressions on travelers
when used on the web or in print; and,
• A revamped Web 2.0 Village website that facilitates participatory
information sharing and interoperability (i.e., an interactive, information
portal to area business, institutions, attractions, and events) and
incorporates interfaces with such social media outlets as Facebook,
LinkedIn, and YouTube.
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These branding elements should be disseminated through the streetscape design
elements, component, including street banners, informational kiosks, wayfinding
signage, gateway signage, the local “Annual Manual,” an improved Web 2.0
website, and visitor information pieces. In addition, the comprehensive branding
and marketing strategy should include an implementation component that
includes suggested deliverables, recommended media outlets and preferred
vendors, printers and fabricators.
Branding and marketing also includes an improved Village website and the use of
social networking sites. The website could serve as platform for local business to
link information and share content. Given the complexity of this initiative, it is
recommended that that the Village partner with a professional communications
and marketing firm to explore and identify specific market and branding
strategies.
Downtown Hotel
The need for additional hotel accommodations was noted throughout the
planning process by residents, business owners, and the Village’s professional
planning and economic development staff. The need for such accommodations is
particularly evident at the beginning and end of SUNY Potsdam and Clarkson
University’s academic semesters, when parents are dropping off or picking up
students, and during their respective parent weekends and graduations. In
addition, as envisioned in the Raquette River Corridor Blueway Trail Plan (2010),
the Village of Potsdam seeks to become a destination for those wishing to access
and experience the Raquette River corridor’s natural and cultural resources (e.g.,
individuals participating in St. Lawrence County’s Fishing Capital of the World
related events).
In an effort to attract and facilitate the development of a downtown hotel, this
Plan includes a market and feasibility analysis of an 80-120 room chain hotel,
which was prepared by Riverstreet Planning & Development. The analysis
included sales leakage data, tourism trends, and an inventory of existing lodging
operations and respective occupancy rates. It also included a pro forma that
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analyzes a range of occupancy rates and price points needed to assess the
feasibility of a downtown hotel. The pro forma also included a multiyear financial
model that examines the supportable capital investment and overall feasibility of
the proposed hotel project as a whole.
The analysis identified approximately 680 available hotel rooms throughout St.
Lawrence County. It also identified a significant demand for hotel rooms
throughout the County during larger regional and local events and during peak
periods of visitation to SUNY Potsdam and Clarkson University. However, it was
noted that many visitors often have to stay some distance from event sites
because of a hotel room deficiency. As such, a hotel in Potsdam’s downtown
could expect to draw guests from as far away as Ogdensburg, Canton and
Massena. In addition to events and SUNY Potsdam and Clarkson University
visitations, other hotel market segments may include business, leisure, and group
visitations.
Based on the analysis, an 80 room facility is projected to have an occupancy rate
in line with national and local averages starting at 58 percent. Based on these
figures, the analysis concludes that the market in the Village of Potsdam and
surrounding area is sufficiently strong enough to support a downtown hotel. As
such, it is recommended that the Village work to facilitate the development of a
hotel. A possible location for such a facility is the vacant parcel along the
Sandstone Bypass.
Raquette River Visitor Center
As suggested throughout the planning process by multiple constituencies, and
was specifically recommended by the Raquette River Corridor Blueway Trail Plan
(2010), the Visitor Center would be a major Village asset and serve as a
downtown revitalization catalyst project. It would provide a location where
tourists could obtain information, maps, lists of accommodations, and
information about recreational opportunities, sites, and cultural attractions. It
could also serve as a multiuse facility that offered flexible space for community
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and economic development events and a host of public venues and programs,
including St. Lawrence Arts Council and Potsdam Public Museum exhibits.
The proposed location for the Visitor Center is along Main Street in the front of
the municipal parking lot adjacent to the Clarkson Inn. It will be accessible from
downtown and complement the Village’s traditional development patterns. This
location offers visibility and parking as well as proximity to Ives Park and the
proposed farmer’s market pavilion. The Visitor Center will include exhibit space
and a meeting and multi-function space for approximately 100 people, public
restrooms, and office space. The building is envisioned as a two-story,
approximately 2,400 square foot structure that is staffed full time and that would
incorporate green design elements. Included in Appendix G is a concept plan for
the proposed Visitor Center prepared by Brooks Washburn, AIA.
It is estimated that the total cost of the proposed Visitors Center is approximately
$657,000. See Appendix A for additional cost estimate information.
Downtown Business Initiatives
Revitalization of Potsdam’s Raquette River waterfront and downtown will require
broad participation and partnerships among downtown businesses and the
Village. Business can positive synergies and leverage resources by engaging in
cooperative ventures. Possible areas of Village and downtown business
collaboration include:
• Coordinated downtown advertising program through print, television,
radio, and internet.
• Promote or encourage longer downtown business hours.
• Regularly changing window displays. Coordinate window display
treatments with upcoming events and seasons.
• Support or promote downtown and community-wide events.
• Cross-marketing community and tourist events with local businesses.
• Coordinate event planning with SUNY Potsdam and Clarkson University.
• Consolidate waste management services along the waterfront in order
to reduce the number of trash receptacles.
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In addition, the Village should continue to assist downtown businesses with
façade improvement programs. The Village has successfully administered the
redevelopment of several downtown locations, including the rebuilding that took
place after the devastating fires in the late 1970’s. It has also administered façade
improvements through the Real Property Tax Law 485-e abatement program, the
New York Main Streets Microenterprise Facade Renovation Assistance program,
and the Restore NY Communities Initiative. Given the importance of the
downtown’s appeal to residents, students, and tourists alike, continued efforts to
improve building façades should be made, including to the rear building façades
along the Raquette River waterfront behind Market Street.

Courtesy of the Potsdam
Chamber of Commerce

As the Village moves forward on implementing
various priority projects and
recommendations, it may consider refocusing
the Potsdam Community Development
Corporation’s (CDC) efforts on downtown
initiatives or establishing a full time position
(e.g., a downtown manager) within the Office
of Planning and Development. The CDC or
downtown manager, in partnership with the
Chamber of Commerce, could develop and
advance a more aggressive downtown
marketing strategy.

Downtown business may also consider forming a downtown business association
or Business Improvement District (BID). The idea of a Business Improvement
District (BID) has been previously discussed among downtown business owners.
While the idea has been controversial, the need for an organizational approach to
marketing and improving the downtown was made evident throughout the public
participation process.
A BID, or a less formal association that does not include a member tax, could
provide the leadership for a variety of downtown initiatives. BID and downtown
associations often assist in establishing a strategy, identifying key target uses and
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tenants, providing a means to fund and prioritize improvements, and helping
establish an ‘identity’ for downtowns. Typical functions also include funding
promotions, lighting, decorations, plantings, snow removal and maintenance, and
other ancillary improvements. In order to facilitate joint downtown ventures, it is
recommended that the Village work with downtown business owners to identify
impediments to collaboration and ways such issues can be addressed.
Downtown & Waterfront Events
The numbers of downtown and
waterfront event opportunities
within the Village of Potsdam are
limitless. Many residents spoke
fondly of the Village’s traditional
winter carnival. Other events
include Fright Night, Summerfest,
and a holiday tree lighting
ceremony. The Village should
work with local business owners,
organizations, SUNY Potsdam,
and Clarkson University to
develop and promote a wide
variety of social, community, and
cultural events. These could
include the gazebo music series at
Courtesy of the Potsdam Public Museum
Ives Park, Snell Theater and the
Arts Council events, Crane School of music performances, monthly art and
cultural events that collaborate with downtown businesses, a winter carnival such
as the Village used to hold, canoe and kayak race, road races, bicycle races, and
triathlons. Such events should be cross-marketed with local businesses.
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Whitewater Play Park
In addition to the Riverwalk, it is recommended that a whitewater play park be
developed near Fall Island. Whitewater play parks offer sought-after recreational
opportunities for canoeing, kayaking, river surfing, and the outdoor recreational
community. The park would also provide opportunities for public gatherings and
other events.
The proposed park would be among the first of its kind in the Adirondack region.
The park would be designed to provide for play and competition in both low and
high water conditions. Shoreline access along the Riverwalk would be maintained
for audience enjoyment. Whitewater parks ofent include the following features:
• Whitewater “play features,” including a standing
wave(s), river hole(s), eddies, etc;
• River access and parking;
• Spectator viewing opportunities;
• Restroom or changing room facilities; and,
• Informational and wayfinding signage.
It is noted that the Village of Canton and the Town of Colton are exploring the
development of a similar facility. If Potsdam, Canton, and Colton’s respective
whitewater parks were to come to
fruition, the greater Potsdam
region, coupled with such other
spectacular nearby whitewater
resources as the Raquette River’s
Stone Valley and whitewater
sections along the Grasse River,
could easily be marketed as the
Jackson Kayak Photo
Northeastern whitewater center.
Please note that cost estimates for the proposed whitewater park were not
prepared given the conceptual nature of the project. It is recommended that
additional feasibility studies be prepared for the proposed whitewater park. It
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should also be noted that the development of whitewater park will require
significant regulatory and environmental consideration, review, and permitting,
which may include the following:
US Army Corps of Engineers: Assuming that the Raquette River is considered
historically navigable under Section 10 of the Rivers and Harbors Act, and
assuming that some of the materials to be moved from one location to another
within the watercourse would constitute “fill” (i.e., rocks, concrete debris), an
individual permit would be needed from the US Army Corps of Engineers for this
work. The individual permit would provide authorization under both Section 10 of
the Rivers and Harbors Act and Section 404 of the Clean Water Act. The project
site would need to be reviewed to ensure that there were no significant aquatic
resources (submerged aquatic vegetation) being impacted by the newly located
materials, and that the proposed project does not constitute a hindrance to
current navigation. Such an application would include a public notice process to
allow the public an opportunity to review the proposed plans.
New York State Department of Environmental Conservation: With a water
quality classification of B downstream of the Village dams, the Raquette River is a
“protected stream” under the NYSDEC Use and Protection of Waters Regulations
at 6 NYCRR 608.2. The River would also be identified as navigable water.
Ownership of the underwater lands is likely shared between the dam owners and
the State of New York; this would need to be clarified by deed research. The
proposed project would therefore need permits from the NYSDEC under Article
15, Section 608 Use and Protection of Waters for disturbing the bed and banks of
the protected stream, for excavation or fill of navigable waters, and potentially
for use of underwater lands not under the control of (i.e., not owned by) the
project sponsor. In addition, if federal authorization is required under Section 404
of the Clean Water Act, then a Section 401 Water Quality Certificate would also
be required from the NYSDEC. The Section 401 Water Quality Certificate is also
issued under Article 15, 6 NYCRR 608.9.
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COMPLEMENTARY PROJECTS
In addition to the Downtown & Waterfront Revitalization Plan’s High Priority
Projects, the following complementary projects are intended to address specific
issues identified in the planning process as well as implement the vision discussed
in the plan. Complementary projects are intended to work in concert with the
Plan’s High Priority Projects.
1. Enhance Village gateways. As noted in the Village’s Comprehensive Plan
and the U.S. Route 11 and NYS Route 56 Corridor Management Study, it
is recommended that Village enhance its gateways at each of its major
entrances, which include Market Street and Pierrepont Avenue (NYS
Route 56) and Maple Street (U.S. Route 11) near Clarkson University.
This includes landscaping (e.g., trees and shrubs, landscaped walls,
signage, lighting, etc.), access management (e.g., bike lanes, pedestrian
crossings, limited curb cuts, shared access, etc.), signage and banners.
2. Work with Clarkson University to formalize public access along its
waterfront. Many residents stated that they did not know the public is
welcome to use Clarkson University’s waterfront. While many
individuals use the facilities regularly, others avoid the campus because
they are unaware of its public access policy. Clarkson University is in the
process of making extensive improvements to its waterfront trail
n
Route 56 Village Gateway Concept
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It is recommended that the Village work with Clarkson to identify when
and where the public may use such facilities. Furthermore, the Village
could partner with Clarkson to improve student’s downtown access by
developing crosswalks and pedestrian amenities along Maple Street and
the Raquette River waterfront as identified in the Potsdam Riverwalk
Priority Project concept plan.
3. Work with SUNY Potsdam to formalize public access to Lehman Park.
Owned by the State of New York, SUNY Potsdam’s Lehman Park offers
excellent waterfront access and recreational opportunities (i.e., canoe
and kayak access, fishing, picnicking, trails, cross-country skiing, etc.).
SUNY Potsdam’s current master plan proposed numerous
improvements to Lehman Park, including a multi-purpose classroom,
boathouse and public restrooms, and a hotel and conference center. It is
recommended that the Village work with SUNY Potsdam to formalize
public access to Lehman Park’s
current and future facilities.
This may include such physical
improvements as a canoe and
kayak launch facility. Access
should be clearly identified
with attractive signage on the
Village’s NYS Route 56
gateway. It is also
recommended that the Village
work with SUNY Potsdam to
improve pedestrian safety and
multimodal access (e.g.,
bicycle lanes, etc.) along Route
56. These improvements
should allow both students
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and the general public to better access Lehman Park from downtown
and SUNY Potsdam’s campus.
4. Enhance Fall Island Park. Fall Island Park offers some of the best
waterfront access within the downtown. The Park includes attractive
green spaces, impressive views of the Raquette River, and a disabled
accessible fishing platform. However, Fall Island Park is currently
underutilized. As identified during the planning process, there are
several contributing factors, including:
• Lack of wayfinding signage along Maple Street.
• Poorly defined entrance along Maple and Island Streets (Park
users walk through the large parking lot on Fall Island, which has
no sidewalks or pedestrian amenities).
• The existing entrance facility and park space along Maple Street is
somewhat dated and uninviting.
In order to enhance Fall Island Park usage, it is recommended that
wayfinding signage direct residents and visitors to Fall Island (as
discussed in the Waterfront & Downtown Priority Projects section). It is
also recommended that the primary entrance to Fall Island be relocated
to the Maple and Island
Street intersection. The
new entrance should
include an attractive and
clearly identified
pedestrian connection to
the Park (i.e., sidewalk or
walkway along existing
parking lot) from Maple
Street.
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5. Improve boat access at Sandstoner Park. Currently there is no formal
canoe and kayak access at Sandstoner Park. Recreationists presently
park near the playground facilities and portage their watercraft to the
southeastern end of the beach to launch. Water depths and currents
can vary greatly at this location. In order to formalize and improve boat
access at Sandtoner Park it is recommended that several parking spaces
be set-aside for boaters and that a dedicated launch facility be installed.
The facility should be made of material that does not impact boats and
be designed for use at different water levels.
6. Explore future opportunities to create a pedestrian connection along
the waterfront behind Market Street. Many public participants
expressed the need to improve the rear building façades and alley
behind Market Street along the Raquette River. Participants suggested
that a pedestrian connection along the waterfront from Maple Street to
Raymond Street would encourage better use of this area and enhance
the downtown
pedestrian experience.
The Committee
contemplated making
the entire area a
pedestrian space,
providing for outside
dining and waterfront
access. While the
Committee thoroughly
vetted this improvement
as a possible Priority Project, it ultimately decided that its likely cost and
potential impacts to the Raquette River and parking made it less of
priority. As such, it is recommended that the Village keep this project in
mind for future implementation, taking into consideration the cost of
the already identified priority projects.
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7. Promote river (watershed) preservation, advocacy, and stewardship.
The goal of environmental stewardship is to increase public awareness
about river and watershed ecology, promote better stewardship of
private lands, and develop funding to sustain management efforts.
While the Village occupies
only a small portion of the
overall Raquette River
watershed, its density
results in less runoff than
would occur with more
sprawling land use
patterns. However, its
impervious surface runoff
rates and older stormwater
conveyance systems may
adversely impact Raquette
River water quality. Given
the regional scope of these
issues, intermunicipal
watershed planning often
Raquette River Watershed
results in more effective
environmental and stewardship practices. Such initiatives usually
include a robust inventory and analysis of watershed related issues, and
focus not only on land use practices, but also on advocacy, education,
and pollution prevention.
Advocacy can take many forms. Some activities can be citizen driven
while others may be led by non-profit organizations. Opportunities for
watershed and river ecology education are limitless. Regularly published
newsletters, online resources, student outreach, community-wide river
clean ups, and interpretive signage are just a few simple ways to
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promote greater understanding of Raquette River’s ecological resources.
However, more creative examples can serve doubly as mechanisms to
foster a better sense of place and community. For example, many
programs incorporate citizen water quality monitoring. In Jefferson
County, Washington, a local program enlists everyone from outdoor
enthusiasts to real estate agents to help with educating the public about
watershed related issues. 1 Training for the program is provided through
the State’s Cooperative Extension Service.
Pollution prevention can be achieved through such land use policies as
open space preservation (e.g., preserving southern viewsheds from the
Maple Street bridges), and maintenance of municipal sewers and
stormwater systems. Marking catchbasins with medallions that indicate
where the receiving stormwater eventually outfalls is a subtle and
creative way to get people to think about how their personal actions can
impact local water quality.
8. Improve pedestrian access and amenities throughout study area. While
there are numerous complete streets improvements identified in the
Priority Project concept plans, it is recommended that the Village
continually identify opportunities for improved pedestrian and
multimodal facilities (including connections to the Raquette River,
pedestrian trails, and bicycle routes) throughout the study area.
9. Encourage or facilitate social and professional networks. It was noted
during the focus groups sessions that retention of young professionals is
problematic in the region. Participants suggested that developing social
or professional network opportunities may help establish stronger
relationships within the community by helping young professionals meet
one another. Many communities and chambers of commerce help
support organizations such as a Young Professional Association (YPA).
1

www.co.jeferson.wa.us/Commdevelopment/wsrc.htm
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Typical events include professional development classes, luncheons, and
mixers. Support and exposure of local establishments and institutions is
an added benefit of such organizations, as the locations for these events
often vary.
10.Encourage students to shop and enjoy the downtown. As SUNY
Potsdam and Clarkson University continue to provide additional on
campus services to its students, the need to actively attract students to
the downtown grows. As the student survey noted, many students are
unaware of businesses or services in Potsdam and those that are aware
often travel outside of the area due to factors such as price, hours of
operation, and
previous negative
experiences. The
survey also noted
that a student
discount is the top
reason that would
make them more
likely to frequent a
business, followed
by a convenient
location and longer hours of operation. This illustrates the need for local
businesses to aggressively market to students through word of mouth
campaigns, store signage, school newspapers, and student specials,
which includes the expanded use of the existing student discount cards.
Coordinated marketing efforts among downtown businesses could be
achieved through a Downtown Business Improvement District (BID) or
business association. It is also recommended that the Village work with
SUNY Potsdam and Clarkson to establish a downtown student shuttle,
particularly during the winter months.
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11.Develop a parking management plan. A parking management strategy
should be developed to comprehensively address the needs of the
downtown. Unlike conventional parking solutions that focus on supply,
parking management strategies are based on efficient use of existing
parking supply and consumer and transportation alternatives. Parking
management strategies support, and are supported by, multi-modal
transportation and pedestrian scale land use patterns. Because of the
negative externalities associated with conventional parking standards
(i.e. costs and visual and environmental impacts), the Victoria
Transportation Policy Institute (VTPI) offers the parking management
strategies that are intended to mitigate parking related issues though
the following cost-effective and comprehensive measures: 2
• Consumer choice. People should have viable parking and travel
options.
• User information. Motorists should have information on their
parking and travel options.
• Sharing. Parking facilities should serve multiple users and
destinations.
• Efficient utilization. Parking facilities should be sized and
managed so spaces are frequently occupied.
• Flexibility. Parking plans should accommodate uncertainty and
change.
• Prioritization. The most desirable spaces should be managed to
favor higher-priority uses.
• Pricing. As much as possible, users should pay directly for the
parking facilities they use.
• Peak management. Special efforts should be made to deal with
peak-demand.
• Quality vs. quantity. Parking facility quality should be considered
as important as quantity, including aesthetics, security, and
accessibility and user information.
2

http://www.vtpi.org/
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• Comprehensive analysis. All significant costs and benefits should
be considered in parking planning.
12.Develop and improve fishing access opportunities. The Raquette River
offers anglers outstanding fishing opportunities. Impounded and free
flowing waters provide for excellent Bass, Northern Pike, Blue Gill,
Pumpkin Seed, and Bull Head fishing. Currently, the St. Lawrence County
Chamber of Commerce is working on an initiative to make St. Lawrence
County the “Fishing Capital of the World” (see http://www.fishcap.net).
While fishing is often a sport of solitude and individual opportunity,
improved access will benefit the State, County, and Village’s shared
vision of promoting greater use of the region’s rich water resources.
Currently, Fall Island is the
only designated Fishing
location within the Village.
It is recommended that
the Village work with the
fishing community to
identify additional fishing
locations throughout the
study area. Once
additional locations are identified they should be clearly marked with
signage and necessary support facilities should be established. Such
facilities should be low impact in nature and complement the natural
surroundings. Finally, Potsdam should collaborate with the St. Lawrence
Chamber of Commerce’s efforts to promote regional fishing
opportunities. This may include cross marketing ventures, promotional
initiatives, and event support.
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13.Develop a youth or community center. Many public participants
expressed the need for a youth or community center facility. Residents
suggested that such a facility would support a variety of activities,
including youth programs that are currently unavailable within the
community, which was an issue noted in the Recruiters Focus Group
session. It is envisioned that the proposed Raquette River Gateway
Visitors Center could serve, in part, as a flexible community space that
could host variety of activities and programs.
14.Consider the use of roundabouts. Roundabouts at key intersections
provide for further place making opportunities, improve pedestrian
safety, and create more efficient and functional traffic patterns. The
Village, in cooperation with NYS Department of Transportation
(NYSDOT), should consider using a roundabout at the intersection of
Market and Pine streets, Sandstone Bypass, and Clarkson Avenue. Due
to its complex configuration, level of pedestrian activity, and proximity
to the downtown, it is suggested that the use of an attractive,
City of Glens Falls Recently Installed Roundabout
(Courtesy of Photos From on High)
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pedestrian-oriented roundabout be explored. Roundabouts offer
aesthetic improvement opportunities and also provide safety related
benefits. According to the Institute for Highway Safety and Federal
Highway Administration, due to reduced travel speeds and vehicle and
pedestrian access configuration, roundabouts have been shown to
achieve:
• A 37 percent reduction in overall collisions.
• A 75 percent reduction in injury collisions.
• A 90 percent reduction in fatality collisions.
• A 40 percent reduction in pedestrian collisions.
In addition, roundabouts typically reduce traffic delays, vehicle idling
times, require less space, and cost less in long-term operations.
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FUNDING & IMPLEMENTATION STRATEGIES

Priority
Level

High Priority
Projects

Implementation Steps

Leadership &
Partnerships

Potential
Funding Source

1

Enhance Ives Park

 Prepare local strategy (e.g. budgeting, capital
improvement plan, etc.) to fund project
components or grant match(s). Prepare and
submit grant applications.
 Prepare design and engineering drawings for
select improvements.
 Consult with local professionals regarding tree
species and riparian vegetation.
 Select contractor and construct
improvements.

Village of Potsdam,
Potsdam Farmers
Market, Outdoor
Recreation Businesses,
NYSDOS

Village Funds, NYS
Department of State
(NYSDOS), NYS Office of
Parks, Recreation,
Historic Preservation
(OPRHP), NYS
Department of
Environmental
Conservation (NYSDEC),
Environmental
Protection Fund (EPF)

2

Develop Raquette
Riverwalk

 Prepare local strategy (e.g. budgeting, capital
improvement plan, etc.) to fund project
components or grant match(s). Prepare and
submit grant applications.
 Consult with local Arts Council regarding art
instillations.
 Seek public input on overall design and
amenities.
 Prepare design and engineering drawings for
select improvements.
 Select contractor and construct
improvements.

Village of Potsdam,
NYSDOT, St. Lawrence
County, Local
Landowners

Village Funds, NYSDOS
EPF, OPRHP EPF, NYS
Department of
Transportation
(NYSDOT)
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Level

High Priority
Projects
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Implementation Steps

Leadership &
Partnerships

Potential
Funding Source

3

Improve downtown
and waterfront
streetscapes

 Prepare local strategy (e.g. budgeting, capital
improvement plan, etc.) to fund project
components or grant match(s). Prepare and
submit grant applications.
 Work with NYSDOT on right-of-way, highway
design standards, and funding opportunities.
 Seek public input on overall design and
amenities.
 Prepare design and engineering drawings for
select improvements and/or coordinate with
NYSDOT.
 Select contractor and construct improvements
and/or coordinate with NYSDOT.

Village of Potsdam,
NYSDOT

Village Funds, NYSDOT,
NYS Environmental
Facilities Corporation
(EFC), NYSDOS EPF,
NYSDEC EFP, CBDG
Funds

4

Design and
implement signage
and wayfinding
System

 Prepare local strategy (e.g. budgeting, capital
improvement plan, etc.) to fund project
components or grant match(s). Prepare and
submit grant applications.
 Consult with signage and wayfinding specialist
to develop a comprehensive strategy that
incorporates marketing and branding
components (see below).
 Consult with NYSDOT on uniform signage
requirements.
 Manufacture and install in accordance with
strategy and streetscape improvements.

Village of Potsdam

Village of Potsdam,
NYSDOS EPF
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Priority
Level

High Priority
Projects
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Implementation Steps

Leadership &
Partnerships

Potential
Funding Source

5

Develop and
implement
marketing and
branding initiative

 Prepare local strategy (e.g. budgeting, capital
improvement plan, etc.) to fund initiative.
 Consider consulting with a professional
marketing and communications firm.
 Work with local and regional stakeholder,
businesses, non-profits, and institutions,
identify marketable community assets and
cross-marketing opportunities.
 Develop marketing and branding strategy that
incorporates place identification and median
contentment (e.g., logo, slogan, web design,
print material, etc.) and outlets (e.g., websites,
television, newspapers, magazines, etc.).

Village of Potsdam,
Businesses, Chamber
of Commerce,
Universities,
Associations & NonProfits

Village of Potsdam

6

Advance the
development of
downtown hotel

 Contact and work with interested and
qualified hoteliers to identify specific issues
and opportunities.
 Demonstrate finical feasibility using hotel pro
forma (see Appendix E).
 Identify possible/desirable downtown
locations (e.g., along Sandstoner Bypass near
waterfront).
 Explore possible incentives (e.g., tax
abatement, tax increment financing, etc.)

Village of Potsdam,
Private Hotel Operator,
Potsdam Chamber of
Commerce

Limited Village Funds,
Local & County IDA
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Priority
Level

High Priority
Projects
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Implementation Steps

Leadership &
Partnerships

Potential
Funding Source

7

Develop Raquette
River Visitor Center

 Prepare local strategy (e.g. budgeting, capital
improvement plan, charitable donations,
membership funds, etc.) to fund project
components or grant match(s). Prepare and
submit grant applications.
 Identify partnership opportunities (e.g.,
Chamber of Commerce, Brookfield Renewable
Energy, etc.).
 Prepare design drawings for select
improvements.
 Seek public input on overall design and
amenities.
 Select contractor and construct visitors
center.

Village of Potsdam,
Potsdam Chamber of
Commerce, St.
Lawrence County,
NYSDOS, Businesses,
Universities,
Associations,
Philanthropic
Organizations, NonProfits

Village Funds, NYSDOS
EPF, Community Block
Development Grant
(CBDG) Funds

8

Promote and
facilitate downtown
business initiatives

 Survey downtown business owners in order to
identify their specific needs.
 Work with downtown businesses and the
Potsdam Chamber of Commerce to identify
solutions to issues and ways to capitalize on
opportunities as identified in the survey.
 Explore the creation of a Village downtown
coordinator position that focuses on technical
assistance, marketing, and events within the
downtown.
 Working with willing business owners to
promote/advance building improvements and
the creation of a downtown business
association or business improvement district.

Village of Potsdam,
Potsdam Chamber of
Commerce, Local
Business

Village Funds, New York
Main Streets Program,
Restore NY Communities
Initiative
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Level

High Priority
Projects
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Implementation Steps

Leadership &
Partnerships

Potential
Funding Source

9

Develop, promote,
and/or facilitate
downtown and
waterfront events

 Develop an inventory of existing downtown
and waterfront related events.
 Work with the Potsdam Chamber of
Commerce, Business, Universities,
Associations and, Non-Profits to identify ways
to promote, improve, and cross-market
existing events.
 Identify and promote new events that may
complement downtown and waterfront use
and/or cross-marketing opportunities.
 Help to identify long-term funding and
organizational solutions for successful
downtown and waterfront events.

Village of Potsdam,
Potsdam Chamber of
Commerce, Business,
Local Universities,
Associations & NonProfits

Village Funds

10

Design and develop
whitewater park

 Prepare a whitewater park feasibility study
and develop cost estimates for in water,
shoreline, and upland features and amenities.
 Prepare local strategy (e.g. budgeting, capital
improvement plan, charitable donations,
membership funds, etc.) to fund project
components or grant match(s). Prepare and
submit grant applications and seek local and
regional partnerships.
 Prepare design and engineering drawings for
select improvements.
 Obtain relevant permits and approvals.
 Select contractor and construct
improvements.

Village of Potsdam, St.
Lawrence County,
Brookfield Renewable
Energy

Village Funds, NYSDOS
EPF
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The implementation of the Complementary Projects will depend upon the availability of funding and/or
partnership opportunities. While it is recommended that Village of Potsdam focus on High Priority Projects as
noted above, it should consider take advantage of any opportunity that may advance the following initiatives.
Please note that the timing and/or priority level for each initiative is indicated as short (1-2 years), medium (2-5
years), and long term (5-10 years).
Timing

Complementary
Projects

Implementation Steps

Leadership &
Partnerships

Potential
Funding Source

Village of Potsdam,
Town of Potsdam, St.
Lawrence County,
NYSDOT

Village Funds,
NYSDOS EPF (as
part of Raquette
River Blueway
Corridor gateway)

Short
Term

Enhance Village
gateways

 Identify select gateway locations for
improvement.
 Identify project funding.
 Prepare design and engineering drawings (that
incorporate marketing and branding and
signage and wayfinding features) for select
improvements.
 Select contractor and construct improvements.

Short
Term

Work with Clarkson
University to formalize
waterfront public access

 Coordinate with Clarkson University on
identifying access issues and opportunities.
 Identify preferred public access locations.
 Develop relevant signage and informational
material for public use.

Village of Potsdam,
Clarkson University

Limited Village
Funds

Short
Term

Work with SUNY
Potsdam to formalize
access to Lehman Park

 Coordinate with Clarkson University on
identifying access issues and opportunities.
 Identify preferred public access locations.
 Develop relevant signage and informational
material for public use.

Village of Potsdam,
SUNY Potsdam

Limited Village
Funds
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Complementary
Projects
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Implementation Steps

Leadership &
Partnerships

Potential
Funding Source

Short
Term

Enhance Fall Island Park

 Consult with design and engineering
professional and prepare drawings for select
improvements.
 Seek public input on overall design and
amenities.
 Select contractor and construct improvements.

Village of Potsdam,
NYSDOS

Village Funds,
NYSDOS EPF,
OPRHP EPF

Medium
Term

Improve boat access at
Sandstoner Park

 Seek public and stakeholder input on overall
design and amenities.
 Consult with design and engineering
professional and prepare drawings for select
improvements.
 Select contractor and construct improvements.

Village of Potsdam

Village Funds,
NYSDOS EPF,
OPRHP EPF

Medium
Term

Explore future
 Seek public and stakeholder input on overall
opportunities to create a
design and amenities.
pedestrian connection
 Consult with design and engineering
along the waterfront
professional and prepare drawings for select
behind Market Street
improvements.
 Obtain necessary permits and approvals for in
water and riparian work.
 Select contractor and construct improvements.

Village of Potsdam,
Business Owners,
NYSDOS

Village Funds,
NYSDOS EPF
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Complementary
Projects

56

Implementation Steps

Leadership &
Partnerships

Potential
Funding Source

Medium
Term

Promote river
(watershed)
preservation, advocacy,
and stewardship

 Coordinate with local residents, schools,
Universities, County Soil and Water, and Cornell
Cooperative Extension to identify water quality
improvement issues, opportunities, and
programs.
 Coordinate with regional municipalities to
develop an intermunicipal watershed plan that
includes collaborative watershed improvements
and regional water quality and ecological
benchmarks.
 Prepare and advance local strategy for Village
specific water quality initiatives (e.g. budgeting,
capital improvement plan, grants, partnerships,
programs, etc.).
 Continually monitor water quality and
ecological benchmarks.

Village of Potsdam,
Residents, Schools,
Universities, NYSDOS,
NYSDEC

Village Funds,
Intermunicipal
Funds, NYSDOS
EPF, US
Environmental
Protection Agency
(EPA)

Medium
Term

Improve pedestrian
access and amenities
throughout study area

 Conduct a comprehensive review of downtown
and environs’ streetscape.
 Identify complete streets related issues and
opportunities.
 Prepare and advance local complete streets
initiative (e.g. budgeting, capital improvement
plan, grants, etc.).

Village of Potsdam, St.
Lawrence County,
NYSDOT

Funding will be
determined by the
nature of the
improvement)
Village Funds,
NYSDOT, NYSDOS
EPF, EFC
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Implementation Steps

Leadership &
Partnerships

Potential
Funding Source

Medium
Term

Encourage/facilitate
social & professionals
networks

 Work with businesses and the Potsdam
Chamber of Commerce to identify social and
professionals network opportunities.
 Provide and/or help to coordinate meeting
spaces and events.
 Actively participate in social and professional
networks.

Village of Potsdam,
Potsdam Chamber of
Commerce, Businesses

Limited Village
Funds

Medium
Term

Encourage students to
shop and enjoy
downtown

 Coordinate with local universities and
businesses to encourage student use of
downtown (e.g., student discount, downtown
transportation, longer hours, etc.).

Village of Potsdam,
Clarkson University,
SUNY Potsdam,
Downtown Businesses

Limited Village
Funds

Long
Term

Develop a parking
management plan

 Consult with planning and/or transportation
professional
 Prepare and advance parking management
strategies within the downtown.
 Continually monitor and survey parking related
issues and adjust parking management
strategies accordingly.

Village of Potsdam,
Village Residents,
Downtown Businesses

Village Funds

Long
Term

Develop & improve
fishing access
opportunities

 Collaborate with fishing enthusiast, business,
organizations, and fishing tournament
coordinators, identify fishing access
opportunities.
 Formalize fishing access with the use of signage
and amenities.
 Include access locations on updated Raquette
River blueway mapping and marketing
material.

Village of Potsdam,
Fishing Enthusiast,
Business, Organizations,
and Fishing
Tournament
Coordinators

Village Funds,
NYSDOS EPF,
OPRHP EPF
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Implementation Steps

Leadership &
Partnerships

Potential
Funding Source

Long
Term

Develop a youth or
community center

 Assess the need for a youth or community
center (certain community center services may
be provide with the proposed Raquette River
Visitors Center)
 Explore long-term funding and/or partnership
opportunities.
 Identify possible locations.
 Consult with design and engineering
professional and prepare drawings for select
improvements.
 Select contractor and construct improvements.

Village of Potsdam,
Parent Organizations,
Recreation
Coordinators, NonProfits

Village Funds,
Program Funds

Long
Term

Consider the use of
roundabouts

 Prepare a traffic impact analysis and feasibility
study and develop cost estimates for select
roundabout locations (e.g., Main/Park/
Pierrepont and Maple/Sandstone/Pine/
Clarkson intersections).

Village of Potsdam, St.
Lawrence County,
NYSDOT

Village Funds, St.
Lawrence County,
NYSDOT
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Appendix A
High Priority Project Cost Estimates

Preliminary Opinion of Probable Cost for Site Work Items

CHAZEN ENGINEERING, LANDSCAPE ARCHITECTURE & LAND SURVEYING CO., P.C.
100 Glen Street, Suite 3D , Glens Falls, New York 12801

Dutchess County Office

Capital District Office

Phone: (845) 454-3980

Phone: (518) 273-0055

Phone: (518) 812-0513 Fax: (518) 812-2205
Web: www.chazencompanies.com

Village of Potsdam - Ives Park
Description
GENERAL REQUIREMENTS
Mobilization (+/-4% of Subtotal, not including Visitor's Center)
SITE PREPARATION
Sawcut Asphalt Pavement
Unclassified Excavation (Asphalt Pavement)
Concrete Removal (Concrete Walk Widening)
Unclassified Excavation (Concrete Walk Widening - 8")
Flagstone Removal & Storage
Unclassified Excavation (Sidewalk on River Bank - 12")
Erosion & Sediment Control
Removal of Unhealthy Trees
EARTHWORK
Select Granular Fill (Re-grading of Parking Lot)
Imported Soil for Parking Lot Bioretention (4'D) and Stormwater Swale
Gravel (Pull-off for Kayak Rental Kart & Fresh Air Market Access)
Topsoil for Seeded and Planted Areas

QTY

Unit

Material & Labor
Unit Price

Date:
10/21/2011
Mat. & Labor
Cost

1
LS
$28,000.00
Total for General Requirements

$28,000.00
$28,000.00

200
645
7,840
200
4,600
230
1
10

LF
$2.50
CY
$40.00
SF
$1.50
CY
$25.00
SF
$1.50
CY
$25.00
LS
$2,500.00
EA
$600.00
Total for Site Preparation

$500.00
$25,800.00
$11,760.00
$5,000.00
$6,900.00
$5,750.00
$2,500.00
$6,000.00
$64,210.00

CY
$16.00
CY
$40.00
CY
$18.00
CY
$30.00
Total for Earthwork

$8,000.00
$12,000.00
$1,080.00
$3,000.00
$24,080.00

500
300
60
100

SITE CONSTRUCTION - PAVEMENTS / HARDSCAPES
Concrete Walks w/ Subbase
16,250
SF
$6.00
Concrete Pad for Fresh Air Market
2,100
SF
$7.00
Concrete Curb (In Parking Lot)
2,270
LF
$30.00
Brick Pavers (Included in Visitor's Center)
Striping / Pavement Markings
1
LS
$3,500.00
8" Subbase for Asphalt Parking Lot
1,100
CY
$16.00
Asphalt Binder Course - 2"
560
Ton
$85.00
Asphalt Top Course - 1-1/2"
420
Ton
$100.00
Total for Site Construction - Pavements / Hardscapes
SITE CONSTRUCTION - AMENITIES
$25.00
$
Handrail for River Bank Wall
320
LF
Welcome/Visitor Signage Allowance
3
EA
$1,500.00
Benches
9
EA
$900.00
Playground Allowance (Swings & Slide)
1
LS
$5,000.00
Trash Receptacles
5
EA
$700.00
Flexible Kayak/Canoe Dock ($5k/Unit material cost)
1
LS
$10,000.00
Total for Site Construction - Amenities
UTILITIES
Site Electric - Conduit
1,800
LF
$18.00
Pedestrian Lighting - Standards and Luminaires
37
EA
$2,000.00
Pedestrian Lighting - Bases
37
EA
$500.00
Electrical Service Connection - Fresh Air Market
1
LS
$2,500.00
Water Service Connection - Fresh Air Market
1
LS
$2,000.00
1.5" Type K Copper Service Line - Fresh Air Market
50
LF
$20.00
Total for Utilities
LANDSCAPING
Trees - Deciduous (2.5"-3" Cal.)
60
EA
$500.00
Trees - Flowering (1.5"-2" Cal.)
3
EA
$350.00
Trees - Coniferous (8'-10' Hgt.)
25
EA
$400.00
Shrub/Perennial Planting Allowance
1
LS
$4,000.00
Riparian Vegetation Establishment
11,000
SF
$1.00
Lawn Establishment - Seed & Mulch Disturbed Areas
1
LS
$2,500.00
Stormwater Swale/Bioretention Plantings
1
LS
$3,000.00
Total for Landscaping
STRUCTURES
Visitors Center (Includes all utilities)
1
LS
$657,000.00
Fresh Air Market Pavilion
1
LS
$60,000.00
Total for Structures

$657,000.00
$60,000.00
$717,000.00

Sub-Total Construction

$1,352,340.00

PRELIMINARY ENGINEERIG & SURVEY
Design & Engineering (5%)
Administration & Construction Supervision (5%)
Design Contingency (10% of Construction Subtotal)

1
1
1

LS
LS
LS

$97,500.00
$14,700.00
$68,100.00
$3,500.00
$17,600.00
$47,600.00
$42,000.00
$291,000.00
$8,000.00
$
,
$4,500.00
$8,100.00
$5,000.00
$3,500.00
$10,000.00
$39,100.00
$32,400.00
$74,000.00
$18,500.00
$2,500.00
$2,000.00
$1,000.00
$127,400.00
$30,000.00
$1,050.00
$10,000.00
$4,000.00
$11,000.00
$2,500.00
$3,000.00
$61,550.00

$67,617.00
$67,617.00
$135,234.00
Soft Costs Total

$67,600.00
$67,600.00
$135,200.00
$270,400.00

SUB-TOTAL

$1,622,700.00

*This Opinion of Probable Cost is conceptual in nature and has been developed in reference to design development site improvements.
It is intended to give order of magnitude pricing information and is not intended to give final pricing information. It is an opinion of
probable cost.

Preliminary Opinion of Probable Cost

CHAZEN ENGINEERING, LANDSCAPE ARCHITECTURE & LAND SURVEYING CO., P.C.
100 Glen Street, Suite 3D , Glens Falls, New York 12801

Dutchess County Office

Capital District Office

Phone: (845) 454-3980

Phone: (518) 273-0055

Phone: (518) 812-0513 Fax: (518) 812-2205
Web: www.chazencompanies.com

Village of Potsdam - Market Street Streetscape Improvements
Description

QTY

SITE PREPARATION
Sawcut Asphalt Pavement
Milling of Bituminous Asphalt
Unclassified Excavation and Disposal (Asphalt Removal - Top, Binder, Subbase)
Unclassified Excavation and Disposal (Concrete Sidewalk Removal)
Removal of Curb (Concrete Curbing)
Erosion & Sediment Control
Tree Removal
EARTHWORK
Topsoil for Tree Pits and Landscape Areas
Select Granular Fill
SITE CONSTRUCTION - PAVEMENTS / HARDSCAPES
Concrete Walks w/ Subbase
Concrete Curb (Cast In Place)
Brick Pavers (Pedestrian Zone)
ADA Accessible Ramps
Striping / Pavement Markings
2" Asphalt Binder
1 1/2" Asphalt Top Course
SITE CONSTRUCTION - AMENITIES
Signage Allowance - Pedestrian & Vehicular
Metal Tree Grates
Ornamental Bollard
Benches
Bike Rack
Trash Receptacles
UTILITIES - SITE ELECTRIC
Site Electric - Trench, Conduit and Wiring
Pedestrian Lighting (Poles & Luminaires)
Pedestrian Lighting (Bases)
Remove and Dispose of Existing Luminaire

3,400
12,000
410
36,000
3,200
1
5

50
120

Unit

Material & Labor
Unit Price

LF
$2.50
SY
$2.25
CY
$40.00
SF
$1.50
LF
$10.00
LS
$10,000.00
EA
$400.00
Total for Site Preparation
CY
CY

Date:
10/25/2011
Mat. & Labor
Cost
$8,500.00
$27,000.00
$16,400.00
$54,000.00
$32,000.00
$10,000.00
$2,000.00
$149,900.00

$50.00
$15.00
Total for Earthwork

$2,500.00
$1,800.00
$4,300.00

23,500
SF
$6.00
3,600
LF
$30.00
20,000
SF
$14.00
28
EA
$250.00
1
LS
$12,000.00
200
TON
$85.00
975
TON
$100.00
Total for Site Construction - Pavements / Hardscapes

$141,000.00
$108,000.00
$280,000.00
$7,000.00
$12,000.00
$17,000.00
$97,500.00
$662,500.00

1
LS
$10,000.00
40
EA
$500.00
24
EA
$400.00
20
EA
$950.00
6
EA
$1,000.00
12
EA
$700.00
Total for Site Construction - Amenities

$10,000.00
$20,000.00
$9,600.00
$19,000.00
$6,000.00
$8,400.00
$73 000 00
$73,000.00

3,000
LF
$22.00
32
EA
$2,500.00
32
EA
$500.00
20
EA
$750.00
Total for Site Electric Utilities

$66,000.00
$80,000.00
$16,000.00
$15,000.00
$177,000.00

UTILITIES
12" HDPE Storm Sewer Pipe
Trench and Culvert Excavation
Manhole/Catch Basin Frame & Cover/Grate
Adjust Existing Manhole/Basin Frames and Cover/Grates
Adjust Existing Valve Box (Gas & Water)

300
200
12
30
50

LF
CY
EA
EA
EA

$32.00
$18.00
$2,500.00
$500.00
$200.00
Total for Utilities

$9,600.00
$3,600.00
$30,000.00
$15,000.00
$10,000.00
$68,200.00

LANDSCAPING
Trees - Deciduous (3" - 3.5" Cal.)

45

EA
$500.00
Total for Landscaping

$22,500.00
$22,500.00

Sub-Total Construction Hard Costs

$1,157,400.00

1
LS
$46,000.00
1
LS
$46,000.00
1
LS
$7,500.00
Total for General Requirements

$46,000.00
$46,000.00
$7,500.00
$99,500.00

Construction Sub-Total

$1,256,900.00

GENERAL REQUIREMENTS
Mobilization (4% of Subtotal)
Maintenance and Protection of Traffic (4% of Subtotal)
Field Survey & Stakeout

ENGINEERING & ADMINISTRATION
Design & Engineering (8%)
Administration & Construction Supervision (8%)
Design Contingency (10% of Construction Subtotal)

Alternative - Roundabout
Roundabout

1
1
1

LS
LS
LS

$93,000.00
$93,000.00
$116,000.00
Soft Costs Sub-Total

$93,000.00
$93,000.00
$116,000.00
$302,000.00

PROJECT TOTAL

$1,558,900.00

1
EA
$400,000.00
Total for Roundabout Alternative:

$400,000.00
$400,000.00

*This Opinion of Probable Cost is conceptual in nature and has been developed in reference to conceptual site improvements. It is intended to give
order of magnitude pricing information and is not intended to give final pricing information. It is an opinion of probable cost.

Preliminary Opinion of Probable Cost

CHAZEN ENGINEERING, LANDSCAPE ARCHITECTURE & LAND SURVEYING CO., P.C.
100 Glen Street, Suite 3D , Glens Falls, New York 12801

Dutchess County Office

Capital District Office

Phone: (845) 454-3980

Phone: (518) 273-0055

Phone: (518) 812-0513 Fax: (518) 812-2205
Web: www.chazencompanies.com

Village of Potsdam - Streetscape Improvements (Willow, Depot, Raymond)
Description

QTY

SITE PREPARATION
Sawcut Asphalt Pavement
Milling of Bituminous Asphalt
Unclassified Excavation and Disposal (Asphalt Removal - Top, Binder, Subbase)
Unclassified Excavation and Disposal (Concrete Sidewalk Removal)
Removal of Curb (Concrete Curbing)
Erosion & Sediment Control
EARTHWORK
Topsoil for Tree Pits and Landscape Areas
Select Granular Fill
SITE CONSTRUCTION - PAVEMENTS / HARDSCAPES
Concrete Walks w/ Subbase
Concrete Curb (Cast In Place)
ADA Accessible Ramps
Striping / Pavement Markings
Subbase Course
2" Asphalt Binder
1 1/2" Asphalt Top Course
SITE CONSTRUCTION - AMENITIES
Signage Allowance - Pedestrian & Vehicular
Benches
Bike Rack
Trash Receptacles
UTILITIES - SITE ELECTRIC
Site Electric - Trench, Conduit & Wiring
Pedestrian Lighting - Poles & Luminaires
Pedestrian Lighting - Pole Bases
Remove and Dispose of Existing Luminaire

7,300
7,000
1,500
14,000
4,500
1

40
150

Unit

Material & Labor
Unit Price

LF
$2.50
SY
$2.25
CY
$40.00
SF
$1.50
LF
$10.00
LS
$8,000.00
Total for Site Preparation
CY
CY

Date:
10/25/2011
Mat. & Labor
Cost
$18,250.00
$15,750.00
$60,000.00
$21,000.00
$45,000.00
$8,000.00
$168,000.00

$50.00
$15.00
Total for Earthwork

$2,000.00
$2,250.00
$4,250.00

32,000
SF
$6.00
4,000
LF
$30.00
20
EA
$250.00
1
LS
$10,000.00
700
CY
$30.00
400
TON
$85.00
900
TON
$100.00
Total for Site Construction - Pavements / Hardscapes

$192,000.00
$120,000.00
$5,000.00
$10,000.00
$21,000.00
$34,000.00
$90,000.00
$472,000.00

1
LS
$3,000.00
8
EA
$950.00
4
EA
$1,000.00
$1 000 00
6
EA
$700.00
Total for Site Construction - Amenities

$3,000.00
$7,600.00
$4,000.00
$4 000 00
$4,200.00
$18,800.00

2,500
LF
$22.00
26
EA
$2,500.00
26
EA
$500.00
12
EA
$500.00
Total for Site Electric Utilities

$55,000.00
$65,000.00
$13,000.00
$6,000.00
$139,000.00

UTILITIES
12" PVC Storm Sewer Pipe
Trench and Culvert Excavation
Manhole/Catch Basin Frame & Cover/Grate
Adjust Existing Manhole/Basin Frames and Cover/Grate
Adjust Existing Valve Box (Gas & Water)

400
275
6
15
15

LF
CY
EA
EA
EA

$32.00
$18.00
$2,500.00
$500.00
$200.00
Total for Utilities

$12,800.00
$4,950.00
$15,000.00
$7,500.00
$3,000.00
$43,250.00

LANDSCAPING
Trees - Deciduous (3" - 3.5" Cal.)
Trees - Coniferous (8'-10' Ht.)

60
8

EA
$500.00
EA
$400.00
Total for Landscaping

$30,000.00
$3,200.00
$33,200.00

Sub-Total Construction Hard Costs

$878,500.00

1
LS
$35,000.00
Total for General Requirements

$35,000.00
$35,000.00

Construction Sub-Total

$913,500.00

LS
LS
LS

$44,000.00
$44,000.00
$88,000.00
Soft Costs Sub-Total

$44,000.00
$44,000.00
$88,000.00
$176,000.00

PROJECT TOTAL

$1,054,500.00

GENERAL REQUIREMENTS
Mobilization (4% of Subtotal)

ENGINEERING & CONSTRUCTION ADMINISTRATION
Design & Engineering (5%)
Administration & Construction Supervision (5%)
Design Contingency (10% of Construction Subtotal)

1
1
1

*This Opinion of Probable Cost is conceptual in nature and has been developed in reference to conceptual site improvements. It is intended to
give order of magnitude pricing information and is not intended to give final pricing information. It is an opinion of probable cost.

VILLAGE OF POTSDAM
DOWNTOWN & WATERFRONT REVITALIZATION PLAN

Appendix B
Village of Potsdam Community Profile

Village of Potsdam
Community Profile
Introduction
Land Use Patters
The area designated as the Village's Raquette River corridor is depicted in Attachment 1. Within
this corridor there are a number of zoning districts intended to guide land use and development.
A duplicate of the Village's 2011 zoning district map is included as Attachment 1. The river
corridor is divided among several zoning districts, including:
o
o
o
o
o
o
o

R-1- One Family Residence District
R-2- Two Family Residence District
R-3
Multiple Family Residence District
B-1 - Business District
B-1
Business Overlay District
SCH- Institutional and College District
NC
Natural Conservation District

Zoning schedules that provide information on bulk standards and allowed uses within these
zoning districts is included as Attachment 2.
R-1 and R-2 zoning districts are situated to the west of Pierrepont Avenue (State Highway 56)
and are bounded by the river. R-2 and R-3 zoning districts are found on the west side of the river
corridor north of Maple Street (U.S. Highway 11) and to the west of Market Street (State
Highway 56). The B-1 zoning district encompasses the Village's downtown central business
district and retail commercial areas on Maple and Pine Streets. The central overlay area guides
land use and development within the central business district. Clarkson University's campus that
is zoned SCH is situated to the east of Clarkson Avenue and is bounded by the river; a small area
of SCH is also found on Fall Island situated on Maple Street.
A significant area within the river corridor is zoned as a Natural Conservation District. This
district encompasses the islands present in the river north and south of the Maple Street bridges,
Bayside Cemetery, Ives, Garner, Fall Island and Sandstoner Parks.
The Village owns 2 hydro-electric generating facilities. Fall Island divides the river into east and
west channels and a drop in elevation has permitted the Raquette River’s impoundment, first for
the operation
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of water-powered industrial machinery and later for the generation of hydro-electricity. The oldest
hydro electric generating facility is co-located with the Village Water Treatment Plant on the east
channel of the Raquette River. This facility was constructed in the early 1980's. A new hydroelectric plant is under construction on the west channel of the river, with anticipated completion
date in the fall of 2011. On completion the east channel hydro-electric plant will become the
back-up plant with the west channel facility being the primary generator.
WaterUse
The Village of Potsdam wisely uses the water resource provided by the Raquette River. The
Village uses the river as its water source, as a discharge stream for its waste water disposal plant,
for the generation of hydro-electricity that is sold on the state power grid; and, for recreational
activities including swimming, canoeing/kayaking, fishing and passive recreational activities such
as picnicking.
With the village are two hydro-electric impoundments:
The Potsdam Flow is a 2 mile-long pond from the Sugar Island dam owned by Brookfield
Renewable Energy upstream of the Potsdam Village Line to the Fall Island dams on the east and
west channels of the river. The Potsdam Flow is best characterized as a “pocket” wilderness
providing a surprisingly tranquil paddling experience through a channel braided by upwards of 30
islands. The Potsdam Flow is an excellent place to observe migratory birds and raptors as well as
offering great fishing for small and large mouth bass, northern pike and walleye.
The flow’s current is relatively slow making it an excellent place for a family canoe or kayak
outing. Access is found at Ives Park in downtown Potsdam and SUNY Potsdam’s Lehman Park,
both of which are located on the river’s east bank. A carry trail can be found just north of the
west channel of the river at the West Dan Hydro Project; the carry trail proceeds north and enters
the Sissonville Flow just north of the dam.
The Sissonville Flow is a 1.6 mile section flowing through the heart of the Village. Starting in
downtown, the river flows past Sandstoner Park, the Village’s swimming beach and active
recreation area and through its residential neighborhoods. The current is relatively slow with no
whitewater. This is an excellent area for bird watching and is one of Potsdam’s best fishing spots.
There is a well marked take-out and a 0.2 mile carry trail on the west side on the river just above
the Boralex-Sissonville Hydro Dam. The carry trail leads to a lovely picnic area where the put-in
for the Hewittville Flow is found. Parking is located off the River Road.
Land Ownership Patterns
The vast majority of real property within the Village's river corridor is privately owned by
residential property owners, commercial concerns, universities, religious organizations and the
Town and Village of Potsdam. Within the corridor, the Village of Potsdam owns approximately
21.7 acres of property that has been dedicated as park land and open space, including:
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o Ives Park, 2.9 acres
o Urban Renewal Sub-Parcel III, .84 acres
o Fall Island Park, 1.45 acres
o Garner Park, .33 acres
o Sandstoner Park/Pine Street Arena, 15.8 acres
o The West Dam Hydro-Electric Plan .39 acres

Other areas that are privately owned and are available for use by the general public include:
o Lehman Park, owned by SUNY Potsdam
o The Bayside Cemetery, owned by the Bayside Cemetery Association
o The River Walk, a waterfront walking trail along the river, that owned by Clarkson
University for use in connection with its higher education mission. The waterfront walking
trail is open for use by the general public.
A map identifying the Village's waterfront parklands is provided as Attachment 3.
The Village additionally owns a number of surface parking areas in the corridor. Included as
Attachment 4 is a copy of the Village's downtown parking map.
The Market Street National Register District and Landmark Properties
The Market Street National Register District is situated in a 2 block area of Market Street
between Depot, and Main Streets; and, and Raymond Street. A map of the National Register
District is included as Attachment 5. The National Register District contains 27 buildings that
are listed on the National Register of Historic Places. The contributing structures include federal
style and Victorian-era commercial buildings. The Village encourages mixed occupancy of
these buildings with commercial uses on the ground floor and residential uses on the second
and third stories as appropriate. The Village commenced its first downtown revitalization
effort in the late 1970's after a series of fires devastated buildings and building blocks in the
downtown core. Using a combination of Community Development Block Grants, Urban
Development Action Grants and private equity, the Village launched a downtown
revitalization effort that continues to the present day.
The Village has earned the following awards for its preservation efforts:
o 1983 Main Street New York Community Award, NYS Department of State.
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o1984 National Certificate of Merit, U.S. Department of Housing and Urban Development.
o1994 Main Street Revitalization Award, Preservation League of New York State.
o2001 Best Practices Award for the Rehabilitation of Fire Damaged Block at 51-53 Market Street,
NYS Office for Community Renewal.
In addition to the properties within the National Register District, there are a number of buildings
that are also listed on the National Register of Historic Places that lie outside the Market Street
National Register
District. Some of these include:
o
o
o
o

Trinity Episcopal Church
The former Trinity Episcopal Parsonage
The Bayside Cemetery Gatehouse and ceremonial entrance
The Liberty Knowles Cottage

A number of other buildings in the river corridor are likely eligible for the National Register, but
their owners have not committed to have them listed.
Public Access to the Raquette River
Potsdam is blessed by an abundance of water front parkland and public access to the Raquette
River. Public access points and facilities are outlined as follows:
Ives Park, Riverside Drive
Ives Park is Potsdam's crown jewel. Established in the 1930's Ives Park functions as the Village's
formal park and town square. The park's center piece is a large gazebo that is used for outdoor
weddings, ceremonies, musical events and community celebrations and observances. The park is
situated on the Raquette River and features a canoe/kayak launch dedicated to the memory of Sgt.
Chad Fuller, a Village resident killed in action in Afghanistan. Ives Park is 2.9 acres in size.
Closely related to Ives Park is Urban Renewal Sub Parcel III, a small open space that is home to
the Village Farmer's Market and a small grove of trees dedicated to one of Potsdam's pioneer
families. The Sub Parcel is .84 acres in size.
Fall Island Park/ West Dam Hydro Site Maple Street
Situated on an island in the Raquette River, Fall Island Park is a diamond-in-the-rough. Fall Island
Park is used by local skateboarders and picnickers. The local Lions Club maintains a memorial
grove in the park. Fall Island is underutilized as a recreational resource. Acquired in 1978, the
park has never had a clear
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recreational purpose. While on the river, it does not often attract paddlers in the numbers that the
Sugar Island Impoundment does despite the fact that it has a functional gravel canoe beach; its
handicap accessible fishing pier is more frequently used as an observation platform than for
fishing. There is limited roadside signage to identify it as a park and thus far little has been done
to promote it a park or recreation facility. The park has assets that could be strategically used to
better promote and utilize there source.
Fall Island Park is physically connected to the west bank of the Raquette River by the "West
Dam". The Village is in the process of constructing a new low head hydroelectric generating
facility on the west bank of the river at the site of Potsdam's first water powered mill constructed
in the early 1800's. The hydro facility will generate electricity that the Village will sell on the
state's power grid to generate revenues as an offset to Village expenditures. The hydro facility
will, upon completion, be fitted out with interpretive signage on the use of industrial waterpower
and hydro electric power generation. Of interest to paddlers, the Village has included the
construction of a canoe portage trail that will eliminate the last man-made barrier to navigation on
the 174 mile long Raquette River. The hydro facility will go online in late 2011 and the canoe
portage trail will be placed in service in the spring of 2012.
Garner Park, Raymond Street
Garner Park was acquired as part on an Environmental Quality Bond Act grant in the late 1980's
and is named for the Village's long-time mayor and trustee, Ruth F. Garner. The park parallels the
Raquette River and is .33 acres in size. Garner Park offers beautiful upstream views of the river,
the east and west dams and Fall Island Park. The park is used frequently as a place to relax and
enjoy a picnic lunch by those who live and work downtown.
Sandstoner Park, Pine Street
Sandstoner Park is the Village's active recreation facility. The park, which is 15.8 acres in size,
contains an indoor ice skating arena that is used by local figure skating clubs, youth and adult ice
hockey teams and for open ice skating. In addition, Sandstoner provides multi-use sports fields
that are used for youth and adult baseball, softball and soccer, the Village beach, a small
playground facility and picnic pavilion. The Village proposes to develop and construct a new
modular concrete skateboard park at Sandstoner and is actively engaged in raising the funds to
complete the project. The park facilities are relatively new, the arena was constructed in the late
1970's; the Village recently invested over $800,000 to install new chillers, flooring and boards.
Lehman Park, SUNY Potsdam Campus, Pierrepont Avenue
The SUNY Potsdam owns a large park located west of Pierrepont Avenue (State Highway 56) that
is open to the public and is used by the university as a working laboratory for their students. In
addition, Lehman Park provides the public with access to the Raquette River. Picnicking facilities,
an informal car-top boats launch facility and open space along the river’s shoreline are available to
the public. Lehman Park is known for being great a area for fishing, especially for spring bullhead
anglers.
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The Clarkson University River Walk Trail
Clarkson University recently completed construction of a river walk trail along the Raquette river
shoreline owned by the university. The purpose of the trail is to provide opportunities for
engineering and hard science students to study riverine, wetland and flood hazard areas south along
the river shore to Bayside Cemetery. The trail will be open for use by the general public. The
Village’s proposed downtown river walk trail intersects with Clarkson’s at Maple Street.
A map providing the location of Village parks is provided as Attachment 3.
Transportation
Highway Transportation
.,

The Village of Potsdam is situated at the intersection of U.S. Highway 11 (and 11B) and
N.Y.S.Route 56. Highway 11 (and 11B) is the state’s main north-south highway through Northern
New York State. U.S. Highway 11 highway carries roughly 12,599 vehicles daily including
passenger vehicles, commercial trucks and tractor trailers. U.S. Highway 11 B a roadway linking
Potsdam to Malone (where it intersects with Highway 11) carries 5,145 vehicles trips each day.
NYS Route 56 is a main state highway linking State Route 3, a main east-west thoroughfare
through the Northwest Adirondacks at Sevey’s Corners to Massena, a Canadian Border community
and manufacturing center located 19 miles north of the Village of Potsdam. State Route 56 carries
roughly 17,140 vehicles per day between Main Street and the May Road Intersection. A section of
this roadway between Sandstoner Drive and May Road carries 22,203 vehicles trips each day
making it the busiest roadway in St. Lawrence County.
Several years ago, the Village of Potsdam prepared an excellent highway corridor management
studies for U.S. Highway 11 and State Route 56, a copy of which may be viewed on the
Village's website: www.vi.potsdam.ny.us. The area identified as being most suitable for future
commercial development is Market Street / State Highway 56 North. Development is recommended
to occur within the boundaries of the Village and incorporates techniques for reduction in traffic
volume through the use of traffic calming techniques and rear access roadways that link retail
shopping malls parallel to outer Market Street relieving congestion.
Multi-Modal Transportation
The Village of Potsdam's 2001-2011 Comprehensive Plan established the goal of making Potsdam a
community that is more accommodating to the transportation needs of bicyclists and pedestrians.
The Village recently completed a transportation enhancement program using $1.44 million in
funding through the NYS Department of Transportation's American Recovery and
Reinvestment Act (ARRA) and a $200,000 donation from Clarkson University to re-surface Pine
Street and Clarkson Avenue to better
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meet the needs of cyclists and to replace and install new sidewalk facilities. New
sidewalks were constructed on the north end of Leroy Street and May Road, neighborhoods that
were developed on a suburban last, providing no pedestrian facilities. Finally, Clarkson
Avenue, Pine Street, Maple Street (U.S. Highway 11), Main Street, Pierrepont Avenue (State
Route 56), Elm Street (U.S. Highway 11 B), Leroy Street and May Road were designated as shared
roadways, Market Street (State Route 56) already had this designation. A map showing the
location of ARRA funded facilities is included as Attachment 6.
Automobile Parking Facilities
The Village of Potsdam provides metered and non-metered parking at a number of downtown
surface lots as well as on-street, metered parking in the downtown area. A total of 714 parking
stalls are provided in downtown Potsdam in surface parking lots and parking spaces, 513, or 72
percent are located adjacent to or within walking distance of, the Raquette River. Provided as
Attachment 4 is a copy of the Village's parking map.
Tourism Destinations and Tourism Support Facilities
The Village of Potsdam is located in a scenic area that straddles the St. Lawrence River Valley and
the foothills of the Northwest Adirondacks. It is an area whose people highly value open space,
seasonal outdoor activities (hunting, fishing, canoeing, camping, etc.), who take advantage of
the region's agricultural bounty including fruits and vegetables, maple sugar, cheese/dairy
products and locally raised livestock; and, who place a high value on education, the arts and
culture as well as small town values. These are the small destinations that enchant visitors and
cause those who have moved away to return home.
The Village has several resources that attract visitors to the community, including:
o The SUNY College at Potsdam which is the oldest school in the SUNY system founded as the St.
Lawrence Academy in 1816 and home to the world renowned Crane School of Music
(www.potsdam.edu).
o Clarkson University, a PhD. granting technical and engineering university founded in 1895.
Clarkson is home to the Center for Advanced Materials Processing, a world class research facility
that focuses its resources on a wide array of topics including for example: bio-engineering, nanotechnology and the development of thin film coatings (www.clarkson.edu.).
o The 174 mile long Raquette River offers tremendous flat water and whitewater canoe and kayak
paddling opportunities, the beautiful Red Sandstone and Stone Valley hiking trails that follow the
river through both private and publicly owned Northern Forests; and, provide a wide range of
fishing opportunities (adklaurentian.org).
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o The Proposed Log Driver’s Trail is a Blueway trails that will link communities along the lower
Raquette River by canoe trail. As envisioned, paddlers will be able to launch a canoe or kayak and
paddle from northern boundary of Adirondack Park to the St. Lawrence River.
o The Potsdam Museum, a Village owned museum that offers high quality exhibitions on
local historical topics in a fun and interactive environment (www.potsdampublicmuseum.org).
o The St. Lawrence County Arts Council head quartered in the heart of downtown Potsdam
that provides an excellent gallery showcasing the work of local artists, a museum quality gift
shop and fun and exciting arts programming (www.slcartscouncil.org).
o The Community Performance Series, a not-for-profit performing arts group headquartered
at SUNY Potsdam that specializes in bringing top names in music, dance and the performing arts to
the North Country (cpspotsdam.org).
o Downtown Potsdam contains the Market Street National Register District, a 2 block area
of Market Street that contains one of the last intact Federal-Victorian-era commercial districts in
Northern New York. Visitors to downtown often remark that it is reminiscent of the small towns
that they grew-up in that no longer exist as functional community centers. In Potsdam,
downtown is vibrant, interesting and a must see for visitors to the community. A self-guided
architectural history tour brochure developed by the Potsdam Museum is included as Attachment
7.
Tourism infrastructure is somewhat lacking in Potsdam. The Village's highest economic
development priority is the development and construction of a downtown flag hotel (Hilton,
Holiday Inn, etc.). Potsdam can support the development of 80- 120 new hotel rooms. Currently,
the Village experiences leakage to communities such as Canton, Massena and Malone due to the
lack of quality lodging. The paucity of hotel accommodations is difficult during university alumni
weekends, student drop-off/pick-up weekends and parent's weekends. When these events take
place, people frequently travel as far as Malone in nearby Franklin County and Cornwall, Ontario,
Canada. The presence of a hotel in downtown Potsdam would be beneficial for downtown food
service establishments, shop owners and business service firms in that it would improve
customer traffic.
The Village of Potsdam is a local partner in the Raquette River Blueway Corridor (RRBC) group.
In its Blueway Corridor Plan, the RRBC proposed the construction of 2 Raquette River Gateway
Information Centers to be situated in the Village of Potsdam and the hamlet of Blue Mountain
Lake in Hamilton County. The development of a Gateway Information Center in downtown
Potsdam, on a site near the river would be a significant addition to the Village's tourism
infrastructure. The Potsdam Chamber of Commerce has expressed its interest in locating in this
facility as a way of better connecting with visitors to the community.
Potsdam does not lack for food service establishments including fine dining restaurants, diners and
fast food outlets. The majority of fine dining establishments, diners and locally owned take away
restaurants are situated downtown. Most restaurants rely heavily on university students from
Potsdam's universities
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as well as nearby St. Lawrence University and the SUNY College at Canton who travel to
Potsdam to experience its wide range of dining options.
Infrastructure
The Village provides the typical range of municipal infrastructure including potable water, waste
water collection and treatment, storm water collection and contracts for curbside trash carting.
The Village provides professional police, paid and volunteer fire protection and rescue squad
services to its residents, business owners, the universities and the hospital. The Village is served by
Canton-Potsdam Hospital, a not-for-profit health care center affiliated with Fletcher-Allen Health
Care at the University of Vermont in Burlington.
Cultural and Historic Resources
See above.
Scenic Resources, View Corridors and Natural Resources
Downtown Potsdam is located at the northern edge of a large hydro electric impoundment that
NYS Department of Environmental Conservation has described as a "pocket urban wilderness".
The impoundment features a series of braided of channels and islands that provides an opportunity
to view or paddle through a beautiful Northern Forest/wetland complex. This area has been zoned
for natural conservation and remains relatively untouched by development. Excellent view
corridors exist from the Maple Street Bridge, Ives Park, the Clarkson University river walk and
SUNY Potsdam's Lehman Park.
Popular activities in this impoundment include:
o
Bird and wildlife observation.
o
Canoeing and kayaking.
o
Fishing.
o
Hiking and mountain biking.
One of the impoundments larger islands, Sugar Island features the northern terminus of the
Red Sandstone Trail, a hiking and mountain biking trail owned by Brookfield Renewable
Energy and maintained by the Laurentian Chapter of the Adirondack Mountain Club (with
assistance from a number of local organizations such as BSA Troop 77). The Sugar Island Trail
heads south to the nearby hamlet of Hannawa Falls and has a roadway connection to the Stone
Valley Trail that leads south along the Raquette River to Colton a distance of over 15 miles.
The Raquette River is dammed just below the Maple Street Bridge by the east dam that was
constructed in the 19th century and the west dam that was replaced in the late 1980's. Below these
dams, the river is
9

impounded by the Boralex-Sissonville Hydroelectric Project, a privately owned hydro electric power
producer. The Sissonville impoundment is bordered on the east by the West Market Street
neighborhood and on the west by the Pine-Mechanic Street neighborhood that contains
Sandstoner Park. This impoundment while surrounded by residential neighborhoods and the Village's
waste water disposal plant is beautiful and offers a quiet respite from bustle of downtown.
The Village in concert with the RRBC is working to develop a Blueway Trail on the river. Called the
Log Driver's Trail, the Village is working to develop the first trail section between Potsdam and the
Village of Norwood located about 5 miles north of Potsdam. The RRBC's intention is to continue the
development of sections of this trail between Norwood and St. Lawrence River at Akwesasne.
Rare, Threatened or Endangered Species
The undeveloped areas of the Raquette River provide a wide range of habitats for flora and fauna
common to the Northern Forest region of the Northeastern U.S. Migratory birds nest in areas adjacent
to the river; raptors such as bald eagles and osprey nest in areas adjacent to the river and often seen in
and around the Village. Based on information provided by the NYS Department of Environmental
Conservation, the river has a population of endangered yellow lamp mussels and is the historic home of
an aquatic plant named the autumnal water starwort. Included as Attachment 8 is information from
the Department of Environmental Conservation and the U.S. Fish and Wildlife Service on rare,
threatened and endangered species common along the river.
Water Quality
In general terms, water quality on the Raquette River in Potsdam is excellent. The Village uses the
Raquette River as its sole source of drinking water. The Village of Potsdam Recreation Program
operates a municipal beach at Sandstoner Park that has not closed due to water quality issues in recent
memory. The river supports a wide range of habitats for flora and fauna common to the North Country
of New York State including migratory waterfowl, raptors and songbirds; aquatic species most notably
large and small mouth bass, Northern pike, and walleye; and, mammals including beaver, otter, mink
and muskrat.
Flooding and Erosion
The Village of Potsdam contains Federal Emergency Management Agency designated flood hazard
areas that have largely been zoned for Natural Resource Conservation by the Village; and, many of
these areas are contained within Village parklands. Development within these special flood hazard
areas is prohibited. There is a developed area of the downtown located adjacent to the corner of Maple,
Market and Main Street that is flood prone. Buildings in this area typically must have flood water
pumped from their basements during periods of high river flows.
In 2011, the Raquette River experienced a 500 year flood event that provided a unique opportunity to
identify areas of the Village that are flood prone. Low lying areas along the river flooded when river
flows approached 15,000 cubic feet per second. Two residential units were endangered by flood
waters as were the commercial properties noted above, however, most of the flood waters inundated
Village
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parkland and open space. While many communities upstream from Potsdam experienced
significant flood damage, Potsdam was largely spared significant damage.
Environmental Issues
A community that was settled over 200 years ago is bound to have environmental skeletons in its
closet and Potsdam is no exception. Several areas of the Village are known to have
environmental contamination, many of which are located on the shoreline of the Raquette River.
These include for example:
o Urban Renewal Sub-Parcel III that is known to have petroleum and dry cleaning solvent
contamination.
o The Sandstone Drive Redevelopment Site that is known to petroleum contamination.
o Maple Street from Clarkson Avenue to the Raquette River that contains petroleum and PCB
contamination.
As sites are re-developed, environmental clean-up may be required.
The river itself historically functioned as a trash pit where residents disposed of all manner of
waste materials. The Village and the RRBC conducts an annual "River Sweep" from Potsdam to
Hewittville during Raquette River Awareness Week. River sweepers collect antique bottles,
automobile parts, plastic trash and computer components. The river sweepers efforts help to roll
back two centuries of human abuse of the Village's waterways.
Navigation Issues
As noted, the Raquette River is impounded for hydroelectric power generation at significant
elevation drops. With the construction of the West Dam Hydroelectric Project, the last man-made
barrier to navigation on the lower Raquette River will be eliminated. It will be possible to paddle
and portage from Blue Mountain Lake to the Raquette's confluence with the St. Lawrence River at
the Mohawk Indian Reservation at Akwesasne.
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SUMMARY
Camoin Associates was retained by The Chazen Companies to provide market research and financial
feasibility analysis in relation to the Village of Potsdam’s Downtown & Waterfront Revitalization Strategy
currently being developed. This report summarizes the existing regional and local market trends that
should be considered as the Village seeks to identify key sites and parcels for redevelopment. St.
Lawrence County was used as the boundary for the regional market while data regarding both the
Village and the Study Area (defined as a 20-minute drive time from the Village center) were examined to
evaluate local markets. The information contained in this report is based on an analysis of demographic,
retail sales and employment and industry data, as well as interviews with local realtors.

Key Findings:

Potential Retail Opportunities:

• Full service restaurants
•Office supply/stationary/gift stores
•Clothing Stores

Fastest-growing industries in
St. Lawrence County most
suitable for downtown:

• Real estate
• Financial investment & related services
• Professional & technical services
• Food services and drinking places
• Religious, grant making, civic, and similar
organizations

Fastest growing
occupations in St. Lawrence
County most likely to seek

downtown commercial
space:

Local Realtors Indicate:

Camoin Associates

• Personal care and service workers
• Financial specialists
• Food & beverage serving workers
• Art & design occupations
• Media & communication occupations

• Presence of higher education institutions is a
benefit to the region.
• Businesses such as food services establishments
are plentiful.
• High Property taxes and fuel costs hinder
businesses from moving into the area.
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INTRODUCTION
Camoin Associates was retained by The Chazen Companies to provide market research and financial
feasibility analysis in relation to the Village of Potsdam’s Downtown & Waterfront Revitalization Strategy
currently underway. This report summarizes the existing regional and local market trends that should be
considered as the Village seeks to identify key sites and parcels for redevelopment. The information
contained in this report is based on an analysis of demographic, retail sales and employment and
industry data, as well as interviews with local realtors.
The demographic and retail sales data in this report were purchased from ESRI Business Analyst Online
(ESRI).1 ESRI’s base data is the 2000 U.S. Census, and it uses proprietary statistical models and updated
data from the U.S. Census Bureau, the U.S. Postal Service and various other sources to analyze the
economic patterns of a particular location, and to project future economic trends. ESRI data is often
used for economic development, marketing, site selection and strategic decision making. The following
map shows an area that is a 20-minute drive time from the center of the Village of Potsdam. This serves
as the Study Area for which demographic and retail sales data were purchased from ESRI.
All employment and industry data contained herein were purchased from Economic Modeling
Specialists, Inc. (EMSI).2 EMSI data is compiled from several sources, including the U.S. Census Bureau
and U.S. Departments of Health and Labor using specialized proprietary processes and models to
estimate current statistics for a particular geography and predict future trends.

Map – Study Area for Demographic & Retail Leakage Analysis

1
2

www.ESRI.com
www.econoimcmodeling.com

Camoin Associates
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BASIC DEMOGRAPHIC INDICATORS
The percent change in basic demographic indicators from 2000 to 2010 for the Potsdam Study Area, St.
Lawrence County, New York State, and the U.S. are represented in the table below. While the Potsdam
Study Area and St. Lawrence County experienced decreses in population, the number of households and
the number of families increased slightly. This anomally occurs due to a decrease in the average
household size, which has decreased by 4.18% in the Potsdam Study Area over the past ten years. As the
average household size decreases, the diminishing population becomes divided up into more and more
households and families that are being created with fewer people. Meanwhile, in the State and nation,
population, households and families all increased, while the average household size remained constant.
Owner-occupied housing units increased slightly in the Potsdam Study Area as well as in the County and
State. The U.S. saw a substantial increase in the number of owner-occupied housing units (10.10%) and
the number of renter-occupied units (11.86%). The number of renter-occupied housing units also
increased in the reference geographies, but at a lower rate. Median age increased in each of the
geographies, with the greatest increase occurring in St. Lawrence County (6.50%). Median household
income also increased significantly with a range of 24.35% in St. Lawrence County to 33.38% in New York
State.
Summary

% Change 2000-2010 Basic Demographic Indicators
Potsdam Study Area St. Lawrence County

NYS

U.S.

Population

-1.65%

-1.95%

2.99%

10.59%

Households

1.50%

1.71%

2.87%

10.69%

Families

0.22%

0.61%

1.74%

9.12%

Average Household Size

-4.18%

-4.42%

0.00%

0.00%

Owner-Occupied Housing Units

1.64%

1.13%

2.13%

10.10%

Renter-Occupied Housing Units

1.28%

3.12%

3.70%

11.86%

Median Age

6.32%

6.50%

5.01%

4.82%

30.71%

24.35%

33.38%

29.12%

Median Household Income
Source: ESRI, Camoin Associates

The demographic statistics for Potsdam Study Area show an increase from 2000-2010, however, this
trend is projected to reverse in the next five years. A decline is projected in the population over the next
five years, as well as a decrease in the number of households and families. The median age for the area
has increased in the last ten years and is expected to increase again in the next five, however it is
significantly lower than the U.S. median (37 years old in 2010). This is due to the fact that there are two
colleges within the Study Area. College students are included in population counts and other indicators
such as households, families, average household size. Median household income for 2010 was $43,354,
which is lower than the State ($58,128) and national ($54,442) medians.

Camoin Associates
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Potsdam Study Area Basic Demographic Indicators
Summary
2000
2010
2015
Population

30,975

30,463

30,128

Households

10,287

10,441

10,391

6,272

6,286

6,227

Families
Average Household Size

2.39

2.29

2.27

Owner Occupied Housing Units

6,604

6,712

6,678

Renter Occupied Housing Units

3,682

3,729

3,713

Median Age

26.9

28.6

29.5

$33,167

$43,354

$48,689

Median Household Income
Source: ESRI, Camoin Associates

The majority of the employed population in the Potsdam Study Area works in the Services industry
(67.2%). Retail trade also accounts for a large percentage of employees at 9.8%. The remaining
industries each make up less than 5% of the total employed population, which was 11,914 in 2010.
Potsdam Study Area
2010 Employed Population Ages 16+ by Industry
% of Employed
Industry
Population
Agriculture/Mining
2.2%
Construction

4.9%

Manufacturing

3.8%

Wholesale Trade

1.4%

Retail Trade

9.8%

Transportation/Utilities

2.6%

Information

1.8%

Finance/Insurance/Real Estate

2.5%

Services

67.2%

Public Administration

3.8%

Total

11,914

Source: ESRI, Camoin Associates

The percent of the labor force that was employed in 2010 in the Potsdam Study Area was 92.1% with a
corresponding level of unemployed persons at 7.9%. This unemployment rate was lower than the
County, State and the nation. In 2015, the unemployed civilian population is expected to decrease to
6.4%. Again, this represents a lower unemployment rate than can be seen in the reference geographies.
Employed Population
Potsdam Study Area
2010
Civilian Employed

2015

County

NYS

U.S.

2010

2015

2010

2015

2010

2015

92.1%

93.6%

90.9%

92.5%

90.3%

92.0%

89.2%

91.2%

7.9%

6.4%

9.1%

7.5%

9.7%

8.0%

10.8%

8.8%

Civilian Unemployed
Source: ESRI, Camoin Associates

The table below shows educational attainment for residents in the Potsdam Study Area, St. Lawrence
County, New York State and the U.S. aged 25 or older. The data show that the Potsdam Study Area has a
greater percentage of people over age 25 with graduate or professional degrees than all of the
reference geographies. The largest category of educational attainment within the Potsdam Study Area is
Camoin Associates
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High School Graduate with 32.8% of residents over 25 falling into that group. St. Lawrence County,
however, has a higher percentage of the population in this category with 39.7% of the population having
graduated from high school. In New York State and the U.S., High School Graduate is again the largest
category, but at slightly lower levels comprising 28.9% and 29.6% of the population respectively. While
the presence of instutitutions of higher education in the Potsdam Study Area likely have a positive effect
on the educational attainment levels of residents, it is important to note that college students are not
included in this analysis unless they are over age 25. The data indicate that despite two SUNY
establishments, Clarkson University, and St. Lawrence Univeristy in the Potsdam Study Area, there are
still significant portions of the population that have received no college education. Combined, the first
two categories of educational attainment (No High School Diploma and High School Graduate), comprise
over 40% of the population age 25 or older in the Potsdam Study Area. This amount is similar to the
State and U.S. which have approximately 44% of the population in these first two categories of
educational attainment. St. Lawrence County, however, has nearly 54% of their population having
achieved a high school diploma or less.
Potsdam Study Area 2010 Population 25+ by Educational Attainment
Potsdam
St. Lawrence
New York
Education Level
Study Area
County
State
No High School Diploma
8.7%
14.1%
15.1%

U.S.
14.8%

High School Graduate

32.8%

39.7%

28.9%

29.6%

Some College, No Degree

13.1%

14.1%

15.0%

19.9%

Associate Degree

12.0%

11.5%

8.3%

7.7%

Bachelor's Degree

14.5%

10.6%

18.6%

17.7%

Graduate/Professional Degree

18.8%

10.0%

14.0%

10.4%

Total

15,379

71,570

13,040,940

205,370,648

Source: ESRI, Camoin Associates

TAPESTRY SEGMENTATION ANALYSIS
In addition to basic demographic data analysis, another useful tool in determining the characteristics of
a particular Study Area is to conduct a market segmentation analysis. Market segmentation is defined as
the classification of consumer spending patterns according to demographic, socioeconomic, housing,
and lifestyle characteristics. This analysis is based on the understanding that people with similar
demographic characteristics, media preferences, and inclinations toward certain lifetstlyes will exhibit
similar spending habits. Businesses utilize market segmentation analysis to identify their best markets,
measure the potential demand for new products or services, and serve their markets more effectively.3
The table below shows the five largest tapestry segments as identified by ESRI in the Potsdam Study
Area, followed by a brief description of each segment. These tapestry segments are the largest in terms
of the percentage of households which fall within them based on their characteristics and preferences.
Thirty percent of all residents fall into one of two tapestry segments according to ESRI: College Towns
and Midlife Junction. As shown, the top five tapestry segments make up nearly 65% of the Potsdam
Study Area Market, providing a large window into local consumer characteristics and preferences.

3

Market segmentation data for the Study Area was obtained from ESRI’s ‘Community Tapestry’ segmentation
model. It is important to recognize that the classifications and labels for defined market segments are
generalizations. The descriptions of each segment are based on comparisons with the U.S. as a whole and reflect
the propensity of households within that segment to exhibit certain demographic, lifestyle, and consumer
characteristics relative to the overall population. Nevertheless, market segmentation analysis can provide a useful
perspective in understanding existing and potential customers residing within a defined area.
Camoin Associates
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Potsdam Study Area Tapestry Segmentation
Tapestry Segment
% of Households

College Towns

College Towns

15.3%

Median Age: 24.4

Midlife Junction

15.1%

Median Houhold Income: $31,271

Rooted Rural

14.0%

Rural Resort Dwellers

12.5%

Retirement Communities
Total

7.5%
64.4%

Housing Type: Rented apartments,
On-campus dorm rooms
Typical Job: Service Industry - Most
enrolled in college

Source: ESRI, Camoin Associates

College Towns (15.3%)4: These neighborhoods are typically
made up of single-person or shared households. This is the
third youngest tapestry segment with a median age of 24.4
years. Most residents are between the ages of 18 and 34. A
quarter of all households are married-couple families.
Residents of these neighborhoods are focused on their
education with 59% enrolled in college or graduate school.
With much of the population enrolled in school full time, the
median household income ranks low at $31,271. Of those in
the workforce, 52% are employed part-time. One out of
every seven residents lives in a dorm on a campus. Other
students live in off-campus housing in low-income rentals.
The majority of those working are in the service industry.
Thirty percent of the housing units are owner-occupied,
often by town residents living with their families in singlefamily homes. These residents lead busy lifestyles and their
food choices are driven by convenience, often choosing fastfood options. Internet access is essential to residents in these
neighborhoods. These residents lead a very casual lifestyle
and often participate in public activities, fund-raising and
volunteer work. They listen to alternative music and shop at
discount stores.
Midlife Junction (15.1%): Residents in these neighborhoods
represent a much older age cohort with a median age of 41.8
years and almost 20% of the population aged 65 or over. The
households are a mix of housing types with nearly half being
married-couple families and 31% being singles. The majority
of residents in these neighborhoods are still working but the
percentage of workforce participation rate is slightly lower
than the average tapestry segment at 61%. Social Security is
a source of income for one-third of all households with an
overall median household income of $48,161. The majority
of housing in these neighborhoods is owner-occupied (65%)
and nearly two-thirds of all housing are single family units.
Residents in these neighborhoods live quiet settled lives and
4

The tapestry segment characterizations are summarized from ESRI’s
publication Segmentation 101. Complete describtions of all 65
tapestery segments can be found at www.esri.com/tapestry
Camoin Associates

Lifestyle: Busy, casual lifestyle

Midlife Junctions
Median Age: 41.8
Median Houhold Income: $48,161
Housing Type: Single-Family,
Suburban
Typical Job: Mixed
Lifestyle: Quite, settled

Rooted Rural
Median Age: 42.6
Median Houhold Income: $37,952
Tpical Household: Single-family
homes, mobile homes
Typical Job: Agricultural,
Manufacturing
Lifestyle: Hard working and busy
around the house

Rural Resort Dwellers
Median Age: 47.6
Median Houhold Income: $47,120
Tpical Household: Single-family,
low-density, many seasonal
Typical Job: Service Industry
Lifestyle: Busy in the Community

Retirement Communities
Median Age: 52.6
Median Houhold Income: $49,174
Tpical Household: Mixed
Typical Job: White Collar
Lifestyle: Lots of leisure time
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are moving from child-rearing to retirement age. Midlife Junction residents are careful shoppers and are
mindful of their spending, always looking for ways to help finance retirement. They shop in catalogues
or online, go fishing, take walks, play board games, and watch TV network shows or news programs.
Rooted Rural (14.0%): This market segment has a slightly older population with a median age of 42.6
years and 50% of the population aged 55 or older. Most of the neighborhood residents are marriedcouple families, but 23% are singles who live alone. Many of the married-couple families are emptynesters. These neighborhoods have very little ethnic diversity with nearly 90% of the residents being
white. Median household income is $37,952 with a labor force participation rate below the national
average at 56%. One-third of the households receive Social Security benefits. While agricultural
occupations are more common in these neighborhoods, many of the employed residents work in the
service and manufacturing sectors. Housing types in these neighborhoods include single-family homes
and mobile homes. Residents in this market segment like doing projects on their own and stay busy with
home improvement projects. They also take great pride in their lawn and garden and often own a
tractor or ATV. These families generally prepare meals at home and often hunt, fish and listen to country
music.
Rural Resort Dwellers (12.5%): These neighborhoods are found in rural non-farm areas and are made
up of empty-nester married couples, singles and married couples with children. The median age is 47.6
years and most residents are white with very little ethnic diversity. Most residents still work but are
approaching retirement age. Their median household income is $47,120 with 6% of residents working
from home, more than double the U.S. average. With many residents in retirement age, the instance of
retirmenet or Social Security beneifits is high. These are very low-density neighborhoods, but they are
growing at 1.5% annually. The vast majority of housing units (78%) are single family homes and another
15% are mobile homes. These neighborhoods have the highest percentage of seasonal housing of all of
the tapestry segments. These residents live modestly and often work on home improvement projects at
home. They also cook and bake at home and often have multiple pets. Residents of these
neighborhoods are also active in local civic issues, often belong to environmental groups. In their leisure
time, these residents go hiking, boating, canoeing, listen to country radio and watch prime time dramas
on TV.
Retirement Communities (7.5%): These neighborhoods are characterized by single seniors who live
alone. One quarter of all households are married couples with no children living at home. This is an older
market segment and has a median age of 52.6 years. Forty four percent of all households are aged 65
years or older and 31% are aged 75 or oler. The majority of the residents are white. The median
household income is slightly below the U.S. median at $49,174. Almost half of the residents receive
income from rental properties, interest or dividends while 45% receive Social Security benefits and 26%
receive retirement income. Of those still working, most are employed in white collar positions. Fiftyseven percent of all of the households in Retirement Communities neighborhoods are in multi-unit
buildings, 34% are single-family structures, and 8% are townhouses. Residents of these neighborhoods
have lots of leisure time and spend it painting, working on crossword puzzles, playing bingo, or visiting
museums and theaters. These residents are frequent viewers of daytime and prime time TV and watch
news programs and golf tournaments.
The Potsdam Study Area market is quite diverse with a mix of different communities made up of college
students, ‘midlife’ residents, and individuals at or near retirement. Even though the households in these
communiteis represent very different stages of life, many share similar consumer preferences and
characteristics that may pose business opportunities. For example, each of the top tapestry segments
listed above mention interest in outdoor recreational activities such as fishing, hiking, golfing, etc.
Adidtionally, Midlife Junction, Rooted Rural, and Rural Resort Dwellers (over 40% of the market) tend to
take on their own home improvement projects and lawn maintenance. Another interesting market
characteristic is that a large portion of the market is single.
Camoin Associates
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REAL ESTATE MARKET
Local realtors indicate that the current market conditions in the area are stable, and that people are
showing interest in the available commercial space. While there has been some turnover in the last
year, the commercial and real estate market appears to be solid. There are a few people who own
multiple buildings in the area which allows them to better control their rates creating a more stable
market. The majority of interest from people has been for leasing spaces rather than buying.
The proximity of both Clarkson University and SUNY Potsdam, as well as other universities and colleges
within 10 miles, and a stable base of employment that is showing signs of improvement are all strengths
of the area. A lack of manufacturing in the area, as well as very high property taxes and high fuel costs
impacting the cost of shipping goods are considered
drawbacks for the region. These factors act as barriers
The presence of big box stores has had
to job creation and general economic activity, causing a
a relatively positive impact on the area
decrease in the demand for housing and commercial
by generating more traffic for smaller
properties to support these activities.

locally-based businesses.

The presence of big box stores such as Wal*Mart were
anticipated to have a large negative impact on smaller
businesses. However, instead, these large retail establishments seem to have caused an increase in
traffic to smaller businesses leading to increased sales. There is a need for more “grab-and-go” type
stores and potentially another gas/convenience store. While limited-service eating establishments are
plentiful, fine dining options in full-service restaurants represent an opportunity in the Potsdam Study
Area.
There is disagreement if the demographics would allow for a franchise hotel in the area but it could be a
good fit. A franchise hotel could accommodate parents visiting college students, and other tourists.
Investing in nicer residential developments on the waterfront and increasing the amount of college
housing are considered to be lucrative, and safe, investments for the area.

Camoin Associates
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RETAIL SALES LEAKAGE
The demand for goods and services that is not being met locally is referred to as “sales leakage”.
Leakage occurs when residents make purchases at establishments located outside the defined Study
Area. Sales leakage sometimes indicates an opportunity for new businesses to locate within a Study
Area. The following table shows estimated sales leakage in the region based on 2010 sales figure data.5
The first column in this chart shows the demand generated by the consumers in the Potsdam Study Area
for the various industry groups. The second column shows the supply of local goods based on existing
retail sales. The difference between the demand and supply is the retail gap in the third column. If more
demand exists than supply, a positive retail gap is generated indicating a leakage of sales. This means
that consumers are traveling outside of the Potsdam Study Area to purchase certain goods. A negative
retail gap, on the other hand, occurs when there is less demand than supply. This may occur as the
result of a saturated market or may reflect a niche market in the Study Area.
As an example, Potsdam Study Area residents spent $4,101,506 in furniture stores (NAICS 4421) in 2010.
However, only $3,025,210 was generated in furniture stores retail sales in the Potsdam Study Area in
2010 resulting in a positive retail gap of $1,076,296. This means that residents of the Study Area spent
over $1 million in furniture stores outside of the Potsdam Study Area. Specialty Food Stores (NAICS
4452), on the other hand, had a retail demand potential of $610,829 in the Potsdam Study Area in 2010.
Supply exceeded this figure though with retail sales in 2010 totaling $931,169, creating a negative retail
gap of $320,340. This negative retail gap represents a surplus in the specialty food stores industry group.
This means that residents who do not live in the Study Area are traveling to Potsdam to purchase these
goods.

5

Some industries were not included in this table (Nonstore retailers; Gasoline stations; Furniture & Home
Furnishing Stores; Bldg Materials, Garden Equip. & Supply Store; Motor Vehicle & Parts Dealers.
Camoin Associates
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Potsdam Study Area Retail Sales Leakage (2010)
Demand (Retail Supply (Retail
Industry Group
Retail Gap*
Potential)
Sales)
Furniture & Home Furnishings Stores (NAICS 442)

$5,857,320

$3,498,213 $2,359,107

Furniture Stores (NAICS 4421)

$4,101,506

$3,025,210 $1,076,296

Home Furnishings Stores (NAICS 4422)

$1,755,814

$473,003 $1,282,811

$5,303,324

$3,105,182 $2,198,142

$45,959,445

$40,316,199 $5,643,246

$43,595,112

$36,607,548 $6,987,564

Electronics & Appliance Stores (NAICS 443/NAICS 4431)
Food & Beverage Stores (NAICS 445)
Grocery Stores (NAICS 4451)
Specialty Food Stores (NAICS 4452)
Beer, Wine, and Liquor Stores (NAICS 4453)

$610,829

$931,169

-$320,340

$1,753,504

$2,777,482 -$1,023,978

Health & Personal Care Stores (NAICS 446/NAICS 4461)

$9,902,508

$9,976,265

Clothing and Clothing Accessories Stores (NAICS 448)

$6,753,929

$1,315,858 $5,438,071

$4,700,312

$823,792 $3,876,520

Clothing Stores (NAICS 4481)
Shoe Stores (NAICS 4482)

$983,796

$436,041

-$73,757

$547,755

Jewelry, Luggage, and Leather Goods Stores (NAICS 4483)

$1,069,821

$56,025 $1,013,796

Sporting Goods, Hobby, Book, and Music Stores (NAICS 451)

$3,731,417

$2,012,122 $1,719,295

Sporting Goods/Hobby/Musical Instrument (NAICS 4511)

$1,775,109

$1,180,364

Book, Periodical, and Music Stores (NAICS 4512)

$1,956,308

$831,758 $1,124,550

$14,780,595

$19,531,948 -$4,751,353

$10,565,602

$8,984,877 $1,580,725

$4,214,993

$10,547,071 -$6,332,078

$5,151,001

$2,141,549 $3,009,452

General Merchandise Stores (NAICS 452)
Department Stores Excluding Leased Depts. (NAICS 4521)
Other General Merchandise Stores (NAICS 4529)
Miscellaneous Store Retailers (NAICS 453)
Florists (NAICS 4531)
Office Supplies, Stationery, and Gift Stores (NAICS 4532)
Used Merchandise Stores (NAICS 4533)
Other Miscellaneous Store Retailers (NAICS 4539)
Food Services & Drinking Places (NAICS 722)

$694,194
$2,592,717

$314,167

$594,745

$380,027

$519,731 $2,072,986

$275,732

$295,715

-$19,983

$1,588,358

$1,011,936

$576,422

$28,038,976

$24,757,433 $3,281,543

Full-Service Restaurants (NAICS 7221)

$13,842,973

$8,211,067 $5,631,906

Limited-Service Eating Places (NAICS 7222)

$11,626,422

$14,790,449 -$3,164,027

Special Food Services (NAICS 7223)
Drinking Places - Alcoholic Beverages (NAICS 7224)

$1,695,444

$833,847

$861,597

$874,137

$922,070

-$47,933

Source: ESRI, Camoin Associates

*A positive retail gap indicates sales leakage. A negative retail gap indicates a surplus.
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The prior table indicates that there are several industries where there is an opportunity for businesses
to move into or grow within the area. Grocery Stores; Clothing Stores; Full-Service Restaurants; Books,
Periodical, and Music Stores; Office Supplies, Stationery, and Gift Stores all show a significant sales
leakage indicating there is a demand for these businesses that is not currently being met by the Study
Area.
While the table in the previous section identifies a number of
Business Opportunities
industry sectors experiencing leakage from the Study Area, this
Clothing Stores
does not mean that all new businesses in these industries locating
in the Study Area would inherently be successful. By performing a
Office Supply Stores
retail use feasibility analysis, this section identifies which of the
Gift Stores
categories with leakage have enough demand to potentially
Full-Service Restaurants
support a new business in the Study Area. This type of analysis
helps to identify target businesses that are likely to be successful.
The analysis conservatively assumes that 25% of the existing leakage in each category can potentially be
recaptured by new businesses. The actual recapture rate for each category will vary depending upon
existing amenities, commuting patterns, and consumer affinity towards certain stores or brands.
The table below shows the number of potential new businesses that could be supported in each
category in the Study Area if 25% of the leakage is recaptured. It is assumed that all national sales will
remain constant for each category. Full-Service Restaurants; Office Supplies, Stationery, and Gift Stores;
and Clothing Stores all show that at least one or more additional businesses could potentially be
supported.

Camoin Associates
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Potsdam Study Area Retail Opportunities
25%
Study Area
Retail Category by NAICS Code
Recapture
Retail Gap
Rate

National
Average
Sales

# of
Potential
Businesses

Furniture & Home Furnishings Stores (NAICS 442)

$2,359,107

$589,777

$833,640

0.71

Furniture Stores (NAICS 4421)

$1,076,296

$269,074

$1,143,612

0.24

Home Furnishings Stores (NAICS 4422)

$1,282,811

$320,703

$595,504

0.54

Electronics & Appliance (NAICS 443/NAICS 4431)

$2,198,142

$549,536

$685,129

0.80

Grocery Stores (NAICS 4451)

$6,987,564

$1,746,891

$3,675,638

0.48

Clothing Stores (NAICS 4481)

$3,876,520

$969,130

$632,946

1.53

Shoe Stores (NAICS 4482)

$547,755

$136,939

$414,769

0.33

Jewelry, Luggage, and Leather Goods (NAICS 4483)

$1,013,796

$253,449

$333,652

0.76

Sporting Goods/Hobby/Musical (NAICS 4511)

$594,745

$148,686

$219,322

0.68

Book, Periodical, and Music Stores (NAICS 4512)

$1,124,550

$281,138

$681,063

0.41

Department Stores (NAICS 4521)

$1,580,725

$395,181

$6,029,915

0.07

Florists (NAICS 4531)

$380,027

$95,007

$131,913

0.72

Office Supplies, Stationery, and Gift (NAICS 4532)

$2,072,986

$518,247

$230,494

2.25

Other Miscellaneous Store Retailers (NAICS 4539)

$576,422

$144,106

$238,067

0.61

Full-Service Restaurants (NAICS 7221)

$5,631,906

$1,407,977

$522,129

2.70

Special Food Services (NAICS 7223)

$861,597

$215,399

$1,096,784

0.20

Source: ESRI, Camoin Associates
Legend
Study Area Retail Gap: Equals sales leakage in Study Area for industry group.
25% Recapture Rate : Equals 25% of the Retail Gap.
# of Potential Businesses : Potential recapture divided by National Avg Sales.
National Avg Sales : Equals average sale per store of indicated type in USA.

Camoin Associates
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INDUSTRIES AND OCCUPATIONS
Using data from EMSI, Camoin Associates identified the largest industries, as defined by employment, in
St. Lawrence County and their projected growth from 2010 to 2015. In general the County is heavily
reliant on service industries. At the top of the list were government, both state and local, and various
health services (hospitals, nursing and residential care facilities, and ambulatory health care services).
Educational Services and Food Service and Drinking Places are also among the top ten largest employers
in the region. 6

Largest Occupations in Potsdam, NY
500
450
400
350
300
250
200
150
100
50
-

2010 Jobs
2015 Jobs

6

A table showing the top twenty largest employing industries in St. Lawrence County can be found in Attachment
A.
Camoin Associates
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The table below shows the projected top twenty fastest growing industries in St. Lawrence County by
percent change in employment from 2010 to 2015. Those with most relevance to a downtown setting
include:





Couriers and messengers
Securities, commodities contracts, and other financial investment and related activities
Real Estate
Management of companies and enterprises

In terms of actual job growth in terms of the number of jobs to be added, those with most relevance to
a downtown setting include:




Couriers and messengers
Real Estate
Social Assistance

Fastest Growing Industries in St. Lawrence County (by % Change in Employment)
Industry

2010 Jobs 2015 Jobs Change % Change

Couriers and Messengers

191

253

62

Securities, Commodity Contracts, & Other Financial Investments

461

601

140

1,174

1,494

320

27.26%

Management of Companies and Enterprises

527

658

131

24.86%

Private Households

237

294

57

24.05%

Performing Arts, Spectator Sports, and Related Industries

462

549

87

18.83%

Ambulatory Health Care Services

1,569

1,842

273

17.40%

Social Assistance

1,716

1,999

283

16.49%

250

287

37

14.80%

Nursing and Residential Care Facilities

1,615

1,832

217

13.44%

Administrative and Support Services

1,146

1,296

150

13.09%

General Merchandise Stores

1,216

1,372

156

12.83%

393

437

44

11.20%

1,437

1,556

119

8.28%

699

754

55

7.87%

Hospitals

1,907

2,000

93

4.88%

Specialty Trade Contractors

1,454

1,518

64

4.40%

Food Services and Drinking Places

2,728

2,808

80

2.93%

State government

3,334

3,384

50

1.50%

Local government

6,311

6,380

69

1.09%

Real Estate

Amusement, Gambling, and Recreation Industries

Federal government, civilian, except postal service
Professional, Scientific, and Technical Services
Religious, Grantmaking, Civic, & Professional Organizations

32.46%
30.37%

Source: EMSI, Camoin Associates
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The table below shows the top twenty fastest growing occupations in St. Lawrence County. Fast-growing
occupations suitable for a downtown setting include:







Other sales and related workers
Other personal care and service workers
Financial specialists
Sales representatives, services
Art & design occupations
Media & communication occupations
Fastest Growing Occupations in St. Lawrence County by % Change in Total Job Numbers
Industry

2010 Jobs 2015 Jobs Change % Change

Other sales and related workers

1,087

1,288

201

18.49%

Other personal care and service workers

1,557

1,814

257

16.51%

Financial specialists

786

913

127

16.16%

Sales representatives, services

352

408

56

15.91%

1,476

1,694

218

14.77%

Supervisors, building and grounds cleaning & maintenance workers

180

206

26

14.44%

Art and design occupations

295

336

41

13.90%

Media and communication occupations

315

354

39

12.38%

Entertainers and performers, sports and related occupations

388

435

47

12.11%

Nursing, psychiatric, and home health aides

Business operations specialists

694

772

78

11.24%

1,598

1,763

165

10.33%

345

378

33

9.57%

1,045

1,139

94

9.00%

855

912

57

6.67%

Other management occupations

2,951

3,105

154

5.22%

Food and beverage serving workers

1,593

1,662

69

4.33%

Other teachers and instructors

1,025

1,054

29

2.83%

976

1,002

26

2.66%

Primary, secondary, and special education teachers

2,175

2,228

53

2.44%

Retail sales workers

2,607

2,648

41

1.57%

Health diagnosing and treating practitioners
Other healthcare support occupations
Counselors, social workers, and other community & SS specialists
Health technologists and technicians

Supervisors, sales workers

Source: EMSI, Camoin Associates
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CONCLUSIONS
Demographic trends and industry sector growth can inform decisions in the context of the Village of
Potsdam’s waterfront revitalization plan currently underway. For example, the increase in median age
from 2000 to 2010 and the projected increase from 2010 to 2015 indicates an aging population. This
demographic trend could lead to an increased demand
for affordable adult housing options. The Village should
Demographic trends point to future
evaluate if the downtown and waterfront areas could
opportunities in affordable adult
accommodate such a housing development to help
housing and student housing.
further revitalization efforts. Similarly, future housing
needs for the student population should be taken into
consideration.
Given the projected job growth that is expected to occur in the real estate and financial sectors, a
mixed-use development that can accommodate housing needs and provide space for businesses in
these industries would be ideal in Potsdam’s downtown and waterfront area. Art and design
occupations, which are projected to experience an increase of almost 14% from 2010 to 2015, represent
another opportunity for downtown or waterfront development. Developments that offers studio space
or artists lofts on the upper floors as well as gallery or retail space on the lower floors could
accommodate the growth expected to occur in this industry. Moreover, potential retail opportunities
identified based on existing sales leakage data indicate that clothing stores and gift shops could
successfully locate within the downtown. Gift shops should look to highlight local wares and could tie in
with the artists space described above. Although there is a retail surplus in the Potsdam Study Area for
limited-service restaurants, full-service restaurants were identified as a retail opportunity. All of these
businesses would provide additional retail options to students and their parents visiting the Potsdam
waterfront area, and would inject new dollars into the local economy.

Camoin Associates
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ATTACHMENT A: LARGEST INDUSTRIES
Largest Industries in St. Lawrence County, NY
Industry

2010 Jobs 2015 Jobs Change

Local government

6,311

6,380

69

State government

3,334

3,384

50

Educational Services

3,233

3,255

22

Food Services and Drinking Places

2,728

2,808

80

Hospitals

1,907

2,000

93

Crop and animal production

1,725

1,623

(102)

Social Assistance

1,716

1,999

283

Nursing and Residential Care Facilities

1,615

1,832

217

Ambulatory Health Care Services

1,569

1,842

273

Specialty Trade Contractors

1,454

1,518

64

Professional, Scientific, and Technical Services

1,437

1,556

119

General Merchandise Stores

1,216

1,372

156

Real Estate

1,174

1,494

320

Administrative and Support Services

1,146

1,296

150

Food and Beverage Stores

1,081

1,084

3

Primary Metal Manufacturing

1,025

742

(283)

Building Material & Garden Equipment and Supplies Dealers

752

785

33

Religious, Grantmaking, Civic, & Professional Organizations

699

754

55

Motor Vehicle and Parts Dealers

658

578

(80)

Construction of Buildings

647

614

(33)

Source: EMSI, Camoin Associates
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Survey Methodology
Working closely with The Chazen Companies, the Village of Potsdam and with assistance from Clarkson
University and the State University of New York at Potsdam, Camoin prepared an online survey tool to
obtain information on the spending habits and consumer behaviors of university students and alumni.
This survey was conducted using the online survey tool, SurveyMonkey.
Respondents to the survey were reached primarily using Facebook by providing a link to the online
survey on those Facebook pages where there was a high likelihood of reaching current and past
students of both Clarkson and SUNY Potsdam.
There were 70 overall respondents to the survey, with varying responses to individual questions (as
noted throughout this report). The survey officially closed May 20, 2011.

2
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Survey Results
The follow
wing section outlines
o
the results
r
of the 2011
Village of Potsdam Student Survey. All responsess are
a not
reported in aggregate, responses off individuals are
provided. Survey respo
ondents included alumni and
a
current sttudents from both Clarkson University and
a the
State Univversity of New
w York at Potsdam. Current
student re
espondents represented all
a grade levels.

Demogra
aphics
The respo
onses were fairly evenly sp
plit between both
b
Clarkson University
U
and SUNY Potsd
dam, with alm
most all
respondents (87%) stating that theyy are current
students. Almost half of all currentt student resp
pondents
(48.3%) were
w
in their Senior
S
year off school or higgher.
More than half (53.6%) of responde
ents reported
d being
between 21 and 24.
Nearly tw
wo thirds (63.8
8%) of respon
ndents reportted living
on campu
us at one of th
he schools in the area. Of those
who live off
o campus, most
m live in th
he Potsdam arrea. Just
over 45% of responden
nts have famiilies that live in rural
areas and
d just under 13% respond that
t
their fam
mily lives
in an urbaan area.
Just over half of the respondents arre employed either
e
part or full time with an almost even split betwe
een on
and off caampus jobs (respondents could
c
choose more
than one response if th
hey had more
e than one job
b). For
those who
o worked off campus, twicce as many re
eported
working outside
o
of the
e Potsdam are
ea.

Staying in Potsdam
In response to the que
estion, “Do yo
ou see yourself living
in the Pottsdam area in
n 5 years?” 92
2.9% of respondents
indicated that they did
d not plan to stay
s in the are
ea. The
most com
mmonly cited reason for no
ot staying in the area
had to do with employyment and inccluded respon
ndents
indicatingg they alreadyy have jobs ou
utside of the area as
well as co
oncerns that they
t
would no
ot be able to find a
job within
n their chosen
n field in the Potsdam
P
areaa. The
next mostt common concern dealt with
w the size of
o the
Potsdam area and the perceived lacck of things to
o do in
the area other
o
than the college and
d activities foccused on
partying and
a drinking. Also mentioned as reason
ns for
leaving th
he area was military
m
comm
mitment and
continuing education.
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Informattion About Businesses
B
When askked how they obtain their information about
a
busine sses and even
nts in the Pottsdam area, the
most com
mmonly cited methods wass by “Word off Mouth.” Reespondents allso indicated that “Store SSigns”
and “Univversity Newsp
papers” provided them witth informatioon about what was happen
ning in the areea or
what busiinesses they might
m
be inte
erested in freq
quenting. Th e lowest resp
ponses for ho
ow they obtained
informatio
on focused on “Local Web
bsites” and “M
Mail”, indicatiing that thesee are not the most effectivve
ways for informing students of busiiness and eve
ent opportuniities. Of the ffive people w
who indicated
“Other”, three
t
of the responses
r
ind
dicated that th
hey also usedd Facebook to
o get their information.

When askked about the
e current availability of varrious businessses and servicces in the Pottsdam area,
respondents indicated that most haad an average
e availability. Beauty serviices and cultu
ural events haad a
p
respon
nding “unkno
own” indicatinng that it mayy not be a lacck of interest in
significantt amount of people
these actiivities that maakes them no
ot engage in them,
t
but rat her that theyy are unawaree that these
businesse
es and service
es are available. Sit‐down style restauraants and groccery/drug sto
ores had a
significantt amount of people
p
rating the current availability
a
ass “very good”. The table b
below shows tthe
mean resp
ponse for eacch of the businesses or serrvices in the aarea. Respon
nses to this qu
uestion were
calculated
d by assigningg a value of 1 to an answerr of “poor” upp to a value o
of 5 for an ansswer of
“excellentt”. The highe
er the mean score, the greater the ratinng of current availability.
B us ine s s / S e rv ic e
Sit-dow
wn style Resttaurants
Groce ries/Drug sto res
clubs
Bars/c
Food Delivery
D
Coffee
e shops
Cultura
al events
Beauty
y services (ha
air, nails, etc)
Hardw
ware/Craft/DIY
Y stores
Movie theaters
Office//School supp ly stores
Electro
onics stores
Clothin
ng/Accessorie
es stores

Page 4

Me a n
S c o re
3.54
3.52
3.44
3.42
3.28
3.27
3.10
3.07
2.93
2.92
2.40
2.04
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Respondents answered that a student discount is the top reason that would make them more likely to
frequent a business, followed by a convenient location and longer hours of operation. The availability to
find store information online was also seen as important, as was a frequent buyer program. In response
to how many days per month on average the respondents spend in Potsdam the answers ranged from
spending no time at all to spending every day as some people indicated that they lived and worked in
the downtown area. The average amount of time spent per month was approximately eight days. The
majority of all respondents indicated that their method of transportation (not only to downtown but in
general) was either their own or someone else’s car or by walking.
When asked why they would choose not to use a business in the Potsdam area if that business met their
needs, the most frequent answer centered around the price of goods and services. Respondents
indicated that they can find goods and services at cheaper prices either at businesses outside of the area
or by shopping online. One respondent indicated a willingness to support local businesses, but not if the
cost was significantly higher. Location of businesses and ability to have transportation to and from them
was also indicated to be a barrier to using downtown businesses. Several people also commented that
the hours of business were not convenient to when they were available. Five respondents stated either
the perception or experience of poor quality or services that would prevent them from using local
businesses.

Consumer Spending and Habits
The majority of respondents spent $200 or less on non‐essential retail or services per month with
slightly more than half of those spending under $100. The highest average amount of spending was
done at grocery and drug stores followed by sit‐down style restaurants and bars/clubs. The table below
shows the average amount spent per month for each business or service. This shows that on average
students spend more than twice as much on groceries and drug store purchases as they do at the next
closest business/service.
B us ine s s / S e rv ic e
Groceries/Drug stores
Sit-down style Restaurants
Bars/clubs
Clothing/Accessories stores
Office/School supply stores
Food Delivery
Beauty services (hair, nails, etc)
Coffee shops
Movie theaters
Other
Electronics stores
Cultural events
Hardware/Craft/DIY stores

A v e ra g e S p e nt
p e r Mo nth
102.73
42.97
27.19
23.39
18.29
17.03
13.88
11.09
11.00
6.06
4.65
3.69
3.63

Respondents indicated that there were some activities that they primarily engaged in on a weekly basis,
such as eating out at restaurants, having food delivered, purchasing grocery or drug store items, and
going out to bars and clubs. Of these activities, eating out at restaurants and having food delivered
were frequently done on a monthly basis as well. Shopping for items such as clothing, electronics, crafts
and school supplies and going out to the movies were reported as being done only several times a year.
Going out for coffee, using beauty services and attending cultural events were most reported by
respondents as things they don’t do.
Page 5
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Of the twelve activities that respondents were asked about, eight were indicated as being done
primarily in the Potsdam area. Those that were not done primarily in the area were shopping for
clothing & accessories; buying electronics; shopping for hardware, craft and DIY materials; and beauty
services. As indicated above, some of these are only done several times a year, indicating that these
may likely be done when they have left school for breaks and vacations. While going out for coffee and
attending cultural events were activities that respondents indicated they don’t do, the answer to which
activities they do in the Potsdam area indicates that if they chose to engage in these activities they
would do them in the area.
When asked what businesses they would like to see that are not currently available in the Potsdam area,
there were twenty‐two mentions1 of some sort of food related establishment ranging from the specific
mention of a Taco Bell by 5 people to places with more healthy and organic options to cafés with
outdoor seating and delis. After food related businesses, the most commonly mentioned
establishments were clothing stores and bookstores that sold materials other than those required as
part of their college education.
For places to spend time off‐campus, the answers also varied significantly, but a large amount of people
indicated parks in the area as their preferred places to spend time with specific mentions of Ives Park
and Lehman Park. In addition to parks, people indicated that movie theaters and bars and pubs were in
the top for places to spend time when not on campus. Several people indicated that their place of
residence was their favorite place to spend their time.
Similar to the types of businesses that people would like to see move into the Potsdam area, food
related establishments represented the top answers for what people’s favorite businesses were in the
Potsdam area. Based on responses, the top five businesses that were mentioned as being the favorites
of the respondents were Maxfields, Jernabi, The Bagelry, Sergi’s and Price Chopper.

Conclusions
The respondents comprised of mostly current students at either Clarkson University or SUNY Potsdam
and an overwhelming number of the respondents did not see themselves staying in the area five years
from now, mostly due to perceived or actual lack of opportunities. Many are unaware of businesses or
services in the area and those that are aware often travel outside of the area due to several factors such
as price, hours of operation, and previous negative experiences. Many respondents do not spend a lot
of money on non‐essential goods and what they do spend, they tend to spend at food and drink related
establishments or buying groceries and drug store items.
Reponses to the survey are in line with the market analysis that was done for the Potsdam region.
There is sales leakage that is occurring in the grocery store and full‐service restaurant industries that is
in sync with respondents showing a demand for these services. It is noteworthy that the demand is not
solely for increased amount of places, however, but also ones that exhibit good customer service and
quality. Respondents have indicated that food related establishments are among the most frequently
and appreciated of the Potsdam area, but it is possible that the types of existing establishments may not
be fully meeting the needs of what students are looking for. Other industries that experienced leakage
that were also mentioned in the survey included clothing stores and books/periodicals/music stores. The
market analysis indicated that there is potential for new businesses to open in some of these industries.
Real estate agents in the area reinforced the need for some “grab and go” type convenience stores, but
stated they believed there were enough restaurants and smaller eateries in the area.
1

This was an open‐ended question and therefore respondents may have indicated several food establishments in
a single answer, rather than twenty‐two separate respondents indicating a desire for food establishments.
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Average spending per month on groceries and drug store items is higher than any other business or
service, making the average amount spent per year almost $1250. Some respondents indicated
spending as much as $400 per month at grocery and drug stores. With the leakage in this area, there is
a good chance that a large amount of this money could be recaptured into the downtown Potsdam area
by adding more grocery store options and taking into account the other factors that drive students to
shop outside of the area.
Students most often found out about events and businesses by word of mouth, but also several
mentioned using Facebook, which in effect provides an online word of mouth. They also indicated a
strong tendency to frequent businesses that will provide them a benefit or discount based on their
student status. This suggests that downtown businesses could benefit from targeting advertising efforts
toward social media as well as targeting students directly with special deals and offers. A frequent
buyer program would also help to establish a strong customer base and drive more traffic to the
downtown area instead of other areas where students have been shopping because of lower prices.
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Raquette River/Potsdam Gateway Center Feasibility Analysis
I.
Project Background
The proposed Potsdam Gateway Visitor Center is part of a larger effort to provide Visitor
Centers along the Raquette River Blueway Corridor. These Visitor Centers are seen as
locations at which tourists could obtain information, maps, lists of accommodations, and
information about recreational opportunities, sites, and regional history. Potsdam was
chosen as a potential site because of the significance of the Raquette River in the local
landscape, and because of its highway access and high number of visitors drawn by the
two universities in the Village.
This choice coordinates well with the Village’s efforts to develop a strategy to improve
the physical and visual access to the Raquette River waterfront and the revitalization of
its downtown and waterfront environs. The Village has begun a process to prepare such a
strategy and embarked upon a public participatory, consensus driven initiative.
Discussions in these meetings have identified a number of key issues that need to be
addressed. Ives Park, with its proximity to downtown, street access, and access to the
river, was seen as the most likely location for a Visitor Center.
At a charette held in May 2011, the community group outlined the key components of the
proposed Visitor Center (described below) and agreed that the Ives Park location was the
best for the facility. However, the group expressed the need for a marketing and
feasibility analysis to determine the financial feasibility of operating the facility.
II.
Site and Facility Description
The proposed location for the Visitor Center is along Main Street in the front of the
municipal parking lot adjacent to the Clarkson Inn. This location offers visibility, easy
access from downtown, and parking as well as proximity to Ives Park, indicated by the
red star symbol, where events and activities can be conducted, as described below.
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The proposed Visitor Center will include exhibit space and a meeting/multi-function
space for approximately 100 people, restrooms, and office space. The building is
envisioned as a two-story, approximately 2,400 square foot structure that is staffed full
time, and incorporates green design elements. The preliminary estimate for the cost of
this building is $675,000, which includes a 25 percent contingency figure and assumes
that there are no land costs as the property belongs to the Village.
There are no renderings or plans for the Visitor Center at this time, and the usage of the
space is open to discussions. For this feasibility study, we assume that the first floor
office space (approximately 2/3 of the 1200 sf) will be rented at the current lease rate for
offices in the Village, approximately $10.00 per square foot. It has been suggested that
the Chamber of Commerce could occupy this space where they would be in ideal position
to meet and greet visitors and provide them with the information needed to enhance their
visit to the community. While the Village does have some available office space at this
time and the Chamber does have current office space Downtown, there are some obvious
advantages and synergies to co-locating the Chamber within the Visitor Center. The
other 1/3 of the first floor would contain an exhibit area, information area, restrooms with
convenient access to patrons of Ives Park. The exhibit and information areas would
occupy approximately 1/3 of the first floor and feature a small area dedicated to a display
of maps, brochures and informational materials about area hotels, restaurants, activities,
and features, as well as maps and the like. Particular emphasis would be given to
activities and events at Ives Park, such as the canoe or kayak rentals or skating.
The exhibit space would feature materials and displays about the River, the Adirondacks,
early industries (pulp and mills), Potsdam, the two universities, and perhaps hydroelectric
power generation. Fishing in local rivers and streams might also present an opportunity
for a display and marketing of area resources. The exhibits would be developed and
sponsored by the local organizations and individuals, preferably with professional design
and construction.
Another potential marketing opportunity for the Visitor Center could involve a new
relationship with the St. Lawrence Arts Council which could display and sell works by
local and regional artists and artisans at both the Visitor Center and its gallery/museum
shop located at 53 Market Street. From our interviews we have learned that the Council
could benefit from an additional Downtown location to display some of their excess
inventory and help their artists by providing another venue for sales. The Visitor Center
would be an ideal venue for this. We also understand that the Potsdam History Museum
also has available items to display.
We envision that the Village will have a number of permanent exhibits (Potsdam and its
history, the Racquette River, the Adirondacks, the Universities, etc.) plus a number of
potential changing exhibits as described above. There is also great potential to draw new
changing exhibits from the universities and major businesses in the community. They
may be willing to exchange annual corporate support for the Visitor Center. For example
when SUNY Potsdam celebrates its bicentennial in 2016, would they like to have an
exhibit in the Visitor Center to promote the special event? Would it be helpful to Canton-
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Potsdam Hospital to have promotional displays on their new cancer treatment or latest
nuclear imaging center. The Visitor Center can be a great place to recruit/orient new
medical professionals, faculty and staff. Other major employers such as Potsdam
Specialty Paper, Atlantic Testing Labs, Glazier Meat Packing, Clarkson and St. Lawrence
Universities might also see promotional opportunities from exhibit displays at the Visitor
Center
The second floor would be dedicated to a large multi-function space, which would be
rented to groups for meetings, receptions, presentations, and exhibits; a kitchenette for
catered events; and a unisex family restroom.

III. Markets for the Visitor Center
An examination of the area indicates that there are four market segments which the
Visitor Center can attract. These are:
1) Leisure visitors - recreation and outdoor activities,
vacationers;
2) University visitors;
3) University students; and
4) Area residents and businesses

Leisure Visitors
The Adirondack Park is 6 million acres with a range of attractions and outdoor activities,
and, though some parks do keep attendance counts, there are no key access routes of
focal points at which to collect or accurately estimate visitor counts. Potsdam and St.
Lawrence County are on the northern edge of the area, away from the population centers
of New York and Boston, making counts even more problematic.
However, it is possible to make some estimates of potential visits from a range of
sources. The table of events in St. Lawrence County (Appendix A) indicates that there is
a wide range of events across the course of the year, some of which draw significant
numbers of visitors (4,000+ for each of several events in Massena, the Potsdam Summer
Fest/Alumni Weekend (estimated 3,000+ visitors) and over 40,000 for the Seaway
Festival in Ogdensburg). There are several state parks in the area of Potsdam, including
Grasse River Heritage Park, which had over 6,000 visitors in 2010; Mount Arab, which
had 5,500 visitors in 2010; and Cranberry Lake State Park which had over 25,000
camping and over 2,800 day use visitors in 2010. There are also a number of Bed and
Breakfast operations in the region. Traffic counts indicate an Annual Average Daily
Traffic count of 8,705 vehicles on US 11 (south and west of Potsdam), and 7,237 vehicles
on State Route 56 (north of the Village).
There are also a number of other State Parks and events that draw significant tourists to
the region. Higley Flow State Park is nestled among the Adirondack foothills on the
picturesque Raquette River. Spacious campsites, separated from neighbors by pine trees,
abound in the park. The terrain is hilly and heavily-wooded and there is a sandy beach on
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the reservoir of the Raquette River. The scenic river is ideal for canoeing and fishing. The
Beaver Pond Nature Trail has interpretive signs that describe the six distinct habitats
through which the trail passes. Hiking trails double as cross-country ski trails in winter,
when snowmobiling, snowshoeing and ice fishing are also allowed.
Coles Creek State Park has wooded and open campsites near a swimming beach on Lake
St. Lawrence. The lake is ideal for boating and fishing as well. A marina on the mouth of
Coles Creek lies just north of the park entrance. The park also has a playground, playing
fields and a large pavilion.
Robert Moses State Park is located partly on the mainland and partly on Barnhart Island.
Visitors reach the park through a tunnel under the Eisenhower Lock. The park is
spacious, home to a large variety of flora and fauna and offers a multitude of recreational
opportunities, including wooded campsites and cabins, a marina and boat launch, some of
the best fishing in the Northeast, picnic areas, a swimming beach, tennis courts and a year
round nature center. The nature center also offers holiday, special events and school
outreach programs. The park's nature, hiking and cross-country skiing trails wind through
fields, forests and wetlands, with overlooks showcasing spectacular views. In winter, the
park also welcomes snowmobilers.
The Norwood Village Green Concert Series is a program of the Norwood Village Green
Concert Series, Inc., a not for profit organization whose primary purpose is to provide a
free outdoor concert series for the region. There is no admission charged. There is a “pass
the bucket”.
Over the years the Norwood Village Green Concert Series has presented 664
performances for an audience in excess of 526,992 (revised to date August 31, 2011).
The Series has been able to present Grammy, Juno, and Emmy award winners and a
National Medal of Arts recipient, along with a host of international, national, regional and
local performers.
The Series prides itself in its programming for children and youth and its long history of
giving opportunity for student musician performances. It always tries to present its
offerings in the spirit of community whether the performer is the beginning student or the
internationally recognized artist.
The Series networks and works in co sponsorship with many local civic organizations
and groups. All outdoor programs are presented on the Norwood Village Green Band
Shell.
The point is that there are a significant numbers of leisure/vacation travelers to the area
and that there are events and activities bringing people to the region year-round. These
visitors are very likely to seek out a Visitor Center focused on and located on one of the
regional attractions, the Raquette River.
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University Visitors
Potsdam is fortunate to have Clarkson University and SUNY Potsdam in the community.
The two schools generate a significant number of visitors each year for a range of events.
Though neither university nor the community keeps counts for these events, telephone
interviews with student affairs, alumni affairs, athletic department, and admissions staffs
at both schools provided rough estimates of the numbers of attendees at a range of
university-related events. Both universities have a similar set of events and the figures in
the table below represent a total of the estimates for both schools.
ESTIMATED ANNUAL VISITORS – UNIVERSITY-RELATED EVENTS
CLARKSON AND SUNY POTSDAM
Event
Description/Comment
Yearly Estimate
Open House Visitors
2,700
Admissions Visitors
Daily Visitors (avg. 50/week, 40 weeks)
2,000
Move-in Weekend
1,600
Student Activities
Parent Weekend/Homecoming
2,000
Graduation Weekend
2,000
Career Fairs/Recruitment Events
600
Reunion (both schools hold in July in
1,000
Alumni Events
concert with Village event)
Board and Committee Meetings
100
Division 1 Ice Hockey/NCAC Field
3,000
Athletic Events
Hockey/skating/golf/other sports
100 visitor/wk x 30 weeks
Tournaments/use of facilities for regional
1,000
events
Recital/performances/conferences/lectures
500
Cultural/Academic
16,500
TOTAL
The potential number of visitors to the proposed Visitor Center will vary widely among
these groups. Persons attending an athletic event may not have the time or inclination to
go to the Visitor Center, and parents getting their children into the dorm may not have
time for such a stop, though preparing and publicizing the availability of pertinent
information and services at the Visitor Center may serve to draw some of these people.
Visitors to an Admissions Office, persons attending the Parents Weekend or the Reunion
may well have the time and the interest to stop at the Center to learn more about the
Village and the region.
The university career fairs draw representatives from firms nationally and internationally
and the Visitor Center can serve as a focal point for the dissemination of information
about the area with the idea of drawing these representatives back for leisure visits.
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St Lawrence County Events
Municipality
St Lawrence
County

Canton

Potsdam

Gouverneur
Norwood
Lake
Ogdensburg

Madrid

Event
Really Big Show – Home,
Garden and Business Show
(sponsored by St Lawrence
Co)
Craft, Food and Wine
(sponsored by St Lawrence
Co)

Event date

Attendance
Numbers

May

80 vendors, 1,000
attendees

Weekend in
December

140+ vendors,
4,000 attendees

St. Lawrence International
Junior Carp Tournament

Weekend in
August

Tri-Town Winter Festival
Canton Winter Fest

Weekend in Feb
Feb for 1 ½ weeks

Rushton Canoe Weekend

May

Dairy Princess Festival

1st weekend in
June

Remington Arts Festival
Potsdam Summer Fest ( this
usually coincides with Alumni
Weekend for Clarkson and
SUNY

100-175
participants plus
their family
members
N/A
2,000+
Many attendees
from NYS, Ontario
and Quebec
5,000+
N/A

3rd weekend in
July

3,300 visitors and
alums

Studio Tour

1st weekend in
November

40 + artists and
artisans 1,200 –
1,500attendees

SUNY Potsdam open houses

5 per year are
held throughout
the year

300-600 per open
house

1st week in August

N/A

Last weekend in
August
June – July
Feb
Aug
Weekend in July
Last weekend in
June

600-1,000
7,000 – 8,000
1,000-2,000
1,000-2,000
40,000-50,000

2nd weekend in
June

1,200 paid
attendance years
12+

Gouverneur – St Lawrence
County Fair
Village of Norwood Lake
Regatta
Village Green Concert Series
Sportsman Show
Wine and Food Fest
Seaway Festival
Bluegrass Festival
Power and Equipment
Exhibition

1,500-2,000
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(approximately 400
more children
under 12 years)
St Lawrence Power Museum
Old Fashioned Harvest Days
Massena

1,200 – 1,500

Heritage Festival
Wildlife Festival
Harvest Festival

June
Weekend in
September
Weekend in
September

Winter Carnival

Feb

70 vendors, 4,000
attendees
3,000 – 4,000
2,000
50 sled teams, 300
out of town
attendees

N/A – Attendance figures not available from sponsors.
Area Residents and Businesses
The Regional Economic Outlook and Market Analysis prepared as part of the broader
Downtown and Waterfront Revitalization Strategy Development project indicated that
there is potential for retail and commercial growth in Downtown Potsdam centering
around full service restaurants, office supply and gift stores, and clothing stores in the
retail sector. Potential uses for office space include financial service, personal care,
media and communications, and art and design offices in the downtown. The full market
report is found in Appendix B.
However, as noted earlier, the intended use for the office/retail space in the Visitor Center
is not meant to conflict with current uses and operations, especially in the current
economic climate.
There is also the potential that the Visitor Center could benefit from hosting professional
seminars and recruiting events sponsored by major employers in the Village including the
Canton Potsdam Hospital.
University Students
There are over 3,000 students enrolled at Clarkson University, and there are about 4,500
students at SUNY Potsdam. These students, according to a separate market survey
conducted as part of this project (see Appendix for full report), “do not spend a lot of
money on non‐essential goods and what they do spend, they tend to spend at food and
drink related establishments or buying groceries and drug store items.” This study
concluded that there is an opportunity for convenience stores, grocery stores, clothing
good stores and book/music stores.
Again, the objective of the Center is not to create competition for downtown businesses,
so despite the location of the proposed Center between the two campuses, these options
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will not be pursued. Rather the Visitor Center could provide shopping/retail service
information to students that could help boost retail sales for local businesses.
Summary
In light of the parameters established for the Visitor Center’s uses, the primary market
will be Leisure/Vacation Visitors and University Visitors. Though market research
indicates a number of potential uses for retail and office space in the downtown area
which could capitalize upon area residents and university students, these uses (and those
markets) will be ignored or downplayed as part of the larger effort to support downtown
business and revitalize the area.
The potential market is significant. If only five percent of the County’s approximately
80,000 annual event visitors, and 37,000 park visitors came to Potsdam this would be
5,850 persons. Further, if ten percent of the 16,500 estimated visitors to the two
universities sought out other events and attractions in Potsdam, this would mean
another1,650 guests at the Visitor Center, or a total of 7,500 visitations from these two
sources alone.

IV.
Ownership and Operations
The overall financial objective for the Visitor Center is to make it as self-sufficient as
possible.
This model assumes that the municipality owns the building, leasing the office space to
the Chamber at market rate, renting out the meeting space on a per use basis, and leasing
the retail space on the first floor.
We also suggest that local businesses or groups become involved with the center,
conducting or supporting events. Events could include, for example, cooking classes or
wine tastings, or holding club meetings. Depending upon the layout and furnishings, the
second floor meeting room could be held for modest receptions, lectures, or presentations
by financial service companies.
Larger scale outdoor events, such as “cook-offs”, or small fairs, could be held at the
Center (in the parking lot) or in the park. Indeed, a number of activities and events
focused on the river and held at Ives Park and the Visitor Center could increase the use of
the Visitor Center.
The establishment of an endowment (open to individuals but focused on companies),
and/or the solicitation of corporate gifts is another important aspect of funding the Center.
These gifts will assist with on-going operations, as well as long-term concerns such as
maintenance and repair, or facility and exhibit improvements. There are also a limited
number of naming opportunities if desired. As noted above, the Visitor Center may be
able to attract corporate sponsors by offering exhibit space in the Center to
highlight/market company accomplishments or celebrate significant events or
anniversities. Local businesses are also likely to support the Visitor Center because it will
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be good for their business. Increased visitations generated by the Visitor Center and its
marketing efforts will benefit area businesses.

V.
Pro Forma Analysis
The attached Pro Forma Statement provides a financial feasibility analysis of the
proposed Visitor Center for the first ten years of operation. As noted one of the aims for
the facility is to make it as close to self-sustaining as possible and minimize the impact
upon the Village budget. The ownership and management of the Center was discussed in
general terms above. The Center has several sources of income and these will be
described in detail here.
Assumptions
The Village will provide the site and be responsible for the construction of the $657,000
facility. This construction will be financed by several sources:
A $100,000 grant from the Village Growth Fund
A $300,000 grant from the CDBG program
A $257,000 private loan @ 4% interest and 30 year term
To the extent that the funding sources will allow, the Village will use grant funds from its
CDBG Village Growth Fund to reduce overall project costs. It should be noted that
federal monies, including CDBG funds, may not be used as a local match under the
LWRP program. Nonetheless with CDBG funds, coupled with such funding sources as
the St. Lawrence River Valley Redevelopment Agency and Village in-kind services, the
project is financially feasible. We have developed two proformas for the project. The
first proforma assumes that the Project will take on debt service in the amount of
$257,000 as outlined above. The second proforma assumes that this debt service can be
replaced by a combination of grants in the amount of $257,000. See financial feasibility
analysis below and proformas attached.
The Village will lease the first floor office space at the current market rate of $10.00 per
square foot for a five year term, escalating the rent by approximately 3% per year. The
meeting room on the second floor will be rented to groups or individuals at a rate of
$10.00 per hour. This analysis assumes a target of ten hours of rental per week for forty
weeks per year. Usage for this room is projected at 50 percent in the first year with an
escalating rate of usage achieving 100 percent of target in Year 6.
The Village will charge a negotiated fee for the exhibit space. With corporate sponsors,
we expect that exhibit space will be provided at no charge in return for annual
contributions. For other exhibitors, we anticipate fees on the average of $250 per week
for changing exhibit rentals. The exhibits will be developed by local organizations and
businesses, as noted earlier, and these entities will hire professionals to design, construct,
and install these exhibits. The Village will provide janitorial service for the exhibit
space, but will not be responsible for the maintenance, improvement or replacement of
the exhibits themselves.
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Corporate sponsorship is also an element of the financial structure. This model assumes
that twenty area businesses will pay $500 per year to sponsor the facility. It is expected
that by providing local companies with Visitor Center exhibit space, sponship funds can
be successfully raised. As noted above, local businesses also stand to be the primary
beneficiaries of the Visitor Center’s success in marketing and drawing additional
visitations to Potsdam and increased business for local merchants.
Additional pledge, grants and subsidies of $50,000 per annum are shown.
Costs are shown as cost per square foot of the 2,400 square foot facility. These cost
figures are based upon real estate organization calculations for the region. The cost of the
initial gift shop inventory is a rough estimate. The cost of inventory in each of the
subsequent years is based upon a wholesale cost of fifty percent of the preceding year’s
retail sales.
Provisions are made for legal and accounting services, a replacement reserve, and grant
writing services for the first three years.

Analysis
Proforma 1 – (with debt service of $257,000)
In the first year, the project is expected to realize a small profit of $6,016 based on all the
financial assumptions outlined. We further expect modest profits in subsequent years
provided that the Center is able to attract corporate sponsors and some annual
fundraising/grants for its operations.
Proforma 2 – (without debt service)
In the first year, the project is expected to realize a profit of $6,016 based on all the
financial assumptions outlined. We further expect increasing profits in subsequent years
provided that the Center is able to attract corporate sponsors and some annual
fundraising/grants for its operations. In fact without the need to service debt in this
scenario, the Visitor Center would require much less in annual fundraising/ grants to
sustain operations profitably.
VI.
Conclusions and Recommendations
Based upon these assumptions and the execution of a solid management program, as well
as the willingness and ability of the Village to support the initial financial scenarios, the
Visitor Center is financially feasible and will become self-sustaining.
The Visitor Center will serve other purposes as well. It will be an integral part of the
downtown revitalization effort, drawing additional visitors to the heart of the Village. At
the same time it will augment the Village’s attractions and shops, providing an additional
place for those visiting downtown to visit, linger, and hopefully spend money. Though it
is not intended as such, the Center will create some new jobs in the community. The
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Center is also part of the larger Racquette River Corridor Blueway Trail project and will
serve to strengthen that project and receive benefit from it as well.
Finally, the Visitor Center can serve as the lynchpin for additional activities and events
that further stimulate the local economy. These are discussed in the following section.

VII.
Additional Opportunities
The underlying concept is to focus on the river and activities related to it. There has been
discussion about riverfront trails and other improvements to the waterfront throughout its
course through the Village.
In the course of the charette exercise in the spring, suggestion was made about
constructing a shed for the Farmer’s Market at the rear of the parking lot where the
Visitor Center is proposed. The ideas of a boat rental and ice skating were also
mentioned. This shed and these activities could serve as the basis for additional activities
that would bring more people to the downtown.
A roster of potential activities is presented here. Some of these ideas may not be feasible
for practical reasons, because of risk and insurance issues, or because the level of effort
required to execute them is too great for the reward. Others will require some
investment; for example relocating the boat launch (and the costs associated with that)
was discussed in May. Canoe or kayak rental or rafting/tubing presents another option
for the Village though this entails finding a firm to operate this concession or the Village
undertaking it on its own, as well as placing barriers and notices across the river above
the dam. Many of these events can be administered from the Visitor Center or carried
out in or around it. For example, skate or canoe rentals could be paid for at the Center
while the equipment is handled at a location in the park.
Activities
Kayak/canoe rentals
Kayak/canoe racing events
Paddle boat rental
Water cycles
Fishing
Fishing contests
Rafting/tubing
Stand-up paddle surfing
Windsurfing
Waboba
White water park
Bird watching
Skating
Ice slide
Ice Bar

Events
Art shows
Food Festival
Craft Festivals
Music Festivals
Heritage Festivals
Literature/Book Festivals
Fall Leaf
Logging Event
Winter carnival
New Years
Chinese New Years
Snow/Ice Sculpture contests
Fire and Ice – skate under fireworks
Sleigh or dog rides
Ice hotel
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Winter lights/Tree lighting
Attract state or regional events
e.g., Winter Special Olympics

Consideration of these ideas may result in the creation of new events to draw people to
the river and to Potsdam, further assisting in the revitalization and growth of the
downtown.
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Village of Potsdam

Operating Proforma

1

Visitor Center
Revenues

Square

Hourly

Hours

Footage

Rental Rate

Per Week

Meeting room rentals
Chamber of Commerce
Changing Exhibit space rentals @ $250 per week

400
800

$10.00
10
$10.00 psf per yr

Gross Rental
% of Target Rentals achieved
Net projected income from Rentals
Other Revenues
Visitor Center / Interpretive Exhibits

Corporate sponsorship
Fundraising, Pledges, Grant funds
p
g income (other)
(
)
Gross operating
Total Operating Income
LESS OPERATING EXPENSES
Staff Personnel
Advertising
Cleaning/Janitorial
Grounds maintenance
Copying/Office supplies/telephone
Utilities
Repair/maintenance
Trash removal
Property Insurance
Legal and accounting
Consulting/Grantwriting Services
Replacement reserve

Assumptions
10,000 annual visitors @ $5.00 each
% of Target annual visitors achieved
Estimated annual revenues from Visitors
20 businesses @ $500 annual
est funding for new initiatives/operations

Cost Per SF
see staffing sheet for details
2,400
$0.50
2,400
$0.50
by Village
2,400
$0.50
2,400
$1.50
2,400
$1.00
2 400
2,400
$0 20
$0.20
2,400
$0.50

Year 1

Year 2

Year 3

Year 4

Year 5

Year 6

Year 7

Year 8

Year 9

Year 10

$5,200
$8,000
$13,000

$5,356
$8,240
$13,390

$5,517
$8,487
$13,792

$5,682
$8,742
$14,205

$5,853
$9,004
$14,632

$6,028
$9,274
$15,071

$6,209
$9,552
$15,523

$6,395
$9,839
$15,988

$6,587
$10,134
$16,468

$6,785
$10,438
$16,962

$13,200
$13
200
50.0%
$6,600

$13,596
$13
596
65.0%
$8,837

$14,004
$14
004
75.0%
$10,503

$14,424
$14
424
90.0%
$12,982

$14,857
$14
857
100.0%
$14,857

$15,302
$15
302
100.0%
$15,302

$15,761
$15
761
100.0%
$15,761

$16,234
$16
234
100.0%
$16,234

$16,721
$16
721
100.0%
$16,721

$17,223
$17
223
100.0%
$17,223

$50,000
$51,500
$53,045
$54,636
$56,275
$57,964
$59,703
$61,494
$63,339
$65,239
50.0%
70.0%
80.0%
90.0%
90.0%
90.0%
90.0%
90.0%
90.0%
90.0%
$25,000
$36,050
$42,436
$49,173
$50,648
$52,167
$53,732
$55,344
$57,005
$58,715
$10,000
$10,300
$10,609
$10,927
$11,255
$11,593
$11,941
$12,299
$12,668
$13,048
$50,000
$50,000
$50,000
$50,000
$50,000
$50,000
$50,000
$50,000
$50,000
$50,000
$ ,
$ ,
$
,
$
,
$
,
$
,
$
,
$
,
$
,
$
,
$85,000
$96,350
$103,045
$110,100
$111,903
$113,760
$115,673
$117,643
$119,672
$121,763
$91,600 $105,187 $113,548 $123,082 $126,760 $129,062 $131,434 $133,877 $136,394 $138,986

$1,200
$3,600
$2,400
$480
$1,200
$2,500
$2,500
$4,580

$51,500
$1,236
$1,236
$0
$1,236
$3,708
$2,472
$494
$1,236
$2,575
$5,000
$5,259

$53,045
$1,273
$1,273
$0
$1,273
$3,819
$2,546
$509
$1,273
$2,652
$5,000
$5,677

$54,636
$1,311
$1,311
$0
$1,311
$3,934
$2,623
$525
$1,311
$2,732

$56,275
$1,351
$1,351
$0
$1,351
$4,052
$2,701
$540
$1,351
$2,814

$57,964
$1,391
$1,391
$0
$1,391
$4,173
$2,782
$556
$1,391
$2,898

$59,703
$1,433
$1,433
$0
$1,433
$4,299
$2,866
$573
$1,433
$2,985

$61,494
$1,476
$1,476
$0
$1,476
$4,428
$2,952
$590
$1,476
$3,075

$63,339
$1,520
$1,520
$0
$1,520
$4,560
$3,040
$608
$1,520
$3,167

$65,239
$1,566
$1,566
$0
$1,566
$4,697
$3,131
$626
$1,566
$3,262

$6,154

$6,338

$6,453

$6,572

$6,694

$6,820

$6,949

Total operating expenses
% of effective gross income

$70,860
77.4%

$75,953
72.2%

$78,342
69.0%

$75,848
61.6%

$78,123
61.6%

$80,392
62.3%

$82,728
62.9%

$85,135
63.6%

$87,614
64.2%

$90,168
64.9%

NET INCOME
Debt Service
Village Growth Fund grant @ $100
$100,000
000
CDBG grant @ $300,000
Debt Service - $257,000 @ 4% 30 year term
Retained Earnings
Cumulative Retained Earnings

$20,740

$29,235

$35,206

$47,233

$48,637

$48,671

$48,706

$48,742

$48,779

$48,818

$14,724
$6,016
$6,016

$14,724
$14,511
$20,527

$14,724
$20,482
$41,009

$14,724
$32,509
$73,518

$14,724
$33,913
$107,431

$14,724
$33,947
$141,378

$14,724
$33,982
$175,360

@ 5% of Total Operating Income

$50,000
$1,200
$1,200

$14,724
$14,724
$14,724
$34,018
$34,055
$34,094
$209,378 $243,434 $277,527

Village of Potsdam

Operating Proforma

2

Visitor Center
Revenues

Square

Hourly

Hours

Footage

Rental Rate

Per Week

Meeting room rentals
Chamber of Commerce
Changing Exhibit space rentals @ $250 per week

400
800

$10.00
10
$10.00 psf per yr

Gross Rental
% of Target Rentals achieved
Net projected income from Rentals
Other Revenues
Visitor Center / Interpretive Exhibits

Corporate sponsorship
Fundraising, Pledges, Grant funds
Gross operating income (other)
Total Operating Income
LESS OPERATING EXPENSES
Staff Personnel
Advertising
Cleaning/Janitorial
Grounds maintenance
Copying/Office supplies/telephone
Utilities
Repair/maintenance
Trash removal
Property Insurance
Legal and accounting
Consulting/Grantwriting Services
Replacement reserve

Assumptions
10,000 annual visitors @ $5.00 each
% of Target annual visitors achieved
Estimated annual revenues from Visitors
20 businesses @ $500 annual
est funding for new initiatives/operations

Cost Per SF
see staffing sheet for details
2,400
$0.50
2,400
$0.50
by Village
2 400
2,400
$0 50
$0.50
2,400
$1.50
2,400
$1.00
2,400
$0.20
2,400
$0.50

Year 1

Year 2

Year 3

Year 4

Year 5

Year 6

Year 7

Year 8

Year 9

Year 10

$5,200
$8,000
$13,000

$5,356
$8,240
$13,390

$5,517
$8,487
$13,792

$5,682
$8,742
$14,205

$5,853
$9,004
$14,632

$6,028
$9,274
$15,071

$6,209
$9,552
$15,523

$6,395
$9,839
$15,988

$6,587
$10,134
$16,468

$6,785
$10,438
$16,962

$13,200
50.0%
$6,600

$13,596
65.0%
$8,837

$14,004
75.0%
$10,503

$14,424
90.0%
$12,982

$14,857
100.0%
$14,857

$15,302
100.0%
$15,302

$15,761
100.0%
$15,761

$16,234
100.0%
$16,234

$16,721
100.0%
$16,721

$17,223
100.0%
$17,223

$50,000
$51,500
$53,045
$54,636
$56,275
$57,964
$59,703
$61,494
$63,339
$65,239
50.0%
70.0%
80.0%
90.0%
90.0%
90.0%
90.0%
90.0%
90.0%
90.0%
$25,000
$36,050
$42,436
$49,173
$50,648
$52,167
$53,732
$55,344
$57,005
$58,715
$10,000
$10,300
$10,609
$10,927
$11,255
$11,593
$11,941
$12,299
$12,668
$13,048
$50,000
$50,000
$50,000
$50,000
$50,000
$50,000
$50,000
$50,000
$50,000
$50,000
$85,000
$96,350 $103,045 $110,100 $111,903 $113,760 $115,673 $117,643 $119,672 $121,763
$91,600 $105,187 $113,548 $123,082 $126,760 $129,062 $131,434 $133,877 $136,394 $138,986

$1 200
$1,200
$3,600
$2,400
$480
$1,200
$2,500
$2,500
$4,580

$51,500
$1,236
$1,236
$0
$1 236
$1,236
$3,708
$2,472
$494
$1,236
$2,575
$5,000
$5,259

$53,045
$1,273
$1,273
$0
$1 273
$1,273
$3,819
$2,546
$509
$1,273
$2,652
$5,000
$5,677

$54,636
$1,311
$1,311
$0
$1 311
$1,311
$3,934
$2,623
$525
$1,311
$2,732

$56,275
$1,351
$1,351
$0
$1 351
$1,351
$4,052
$2,701
$540
$1,351
$2,814

$57,964
$1,391
$1,391
$0
$1 391
$1,391
$4,173
$2,782
$556
$1,391
$2,898

$59,703
$1,433
$1,433
$0
$1 433
$1,433
$4,299
$2,866
$573
$1,433
$2,985

$61,494
$1,476
$1,476
$0
$1 476
$1,476
$4,428
$2,952
$590
$1,476
$3,075

$63,339
$1,520
$1,520
$0
$1 520
$1,520
$4,560
$3,040
$608
$1,520
$3,167

$65,239
$1,566
$1,566
$0
$1 566
$1,566
$4,697
$3,131
$626
$1,566
$3,262

$6,154

$6,338

$6,453

$6,572

$6,694

$6,820

$6,949

Total operating expenses
% off effective
ff ti gross income
i

$70,860
77.4%
77 4%

$75,953
72.2%
72 2%

$78,342
69.0%
69 0%

$75,848
61.6%
61 6%

$78,123
61.6%
61 6%

$80,392
62.3%
62 3%

$82,728
62.9%
62 9%

$85,135
63.6%
63 6%

$87,614
64.2%
64 2%

$90,168
64.9%
64 9%

NET INCOME
Debt Service
Village Growth Fund grant @ $100,000
CDBG grant @ $300,000
Other grant funds @ $257,000
Retained Earnings
Cumulative Retained Earnings

$20,740

$29,235

$35,206

$47,233

$48,637

$48,671

$48,706

$48,742

$48,779

$48,818

$20,740
$20,740

$0
$29,235
$49,975

$0
$35,206
$85,181

$0
$47,233
$132,414

$0
$48,637
$181,051

$0
$48,671
$229,722

$0
$48,706
$278,428

@ 5% of Total Operating Income

$50,000
$1,200
$1,200

$0
$0
$0
$48,742
$48,779
$48,818
$327,170 $375,950 $424,767
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Village of Potsdam
Area Lodging Preliminary Market Analysis and Feasibility Study
The Village’s Downtown and Waterfront Revitalization Plan envisions the construction of an 80120 room chain hotel on a site adjacent to the Raquette River. In order to determine the
feasibility of this development and to solicit possible hotel developers and/or operators, River
Street Planning working with Chazen Companies has prepared a market analysis and a financial
feasibility study for the proposed lodging facility.
The market analysis includes sales leakage data, tourism trends, and an inventory of existing
lodging operations and respective occupancy rates. We have also developed a pro forma that
analyzes a range of occupancy rates and price points to assess the financial feasibility. The pro
forma will also include a multiyear financial model that will assess the supportable capital
investment and overall feasibility of the proposed project as a whole. Chazen has provided the
capital cost estimates for the range of hotel sizes considered.
The market analysis was designed to answer several questions that will help assess the feasibility
of the proposed lodging facility:
What general trends are occurring in the lodging industry?
Are local economic and visitation trends favorable?
Who are the main lodging competitors in the area and how successful are they?
What are the potential lodging market segments in the area?
What occupancy and average room rate could be achieved by the proposed facility?
Market Analysis Components
Industry Trends
Location and Facility
Characteristics of the Local Market Area
Competition
Lodging Demand
Project Design and Refinement
I. Industry Trends
A study of national and regional industry trends provided some context for the analysis by
identifying potential opportunities or threats that may impact on the on the profitability of the
proposed hotel project. Utilizing industry resources such as the American Hotel & Lodging
Association and the Center for Hospitality Research at Cornell University, we have researched
relevant trends in the demand for overnight accommodations.
Growth in Industry- Occupancy and Room Rates
According to the American Hotel & Lodging Association (AHLA), the lodging industry
generated $18.0 billion in pretax profits in 2010. Total industry revenue increased slightly to
$127.7 billion in 2010, up from $127.2 billion in 2009.

The average room rate was $98.07 in 2010 – up slightly from $97.85 in 2009. The average
occupancy rate was 57.6% up from the 20009 figure of 54.7%. The revenue per available room
(RevPAR) was $56.47 in 2010 up from $53.50 in 2009. Additional industry trends are provided
in the table below.

U.S. LODGING INDUSTRY KEY STATISTICS

YEAR
2008
2007
2006
2005
2004
2003
2002
2001
2000
1999
1998
1997
1996
1995
1994
1993
1992
1991
1990
1989
1988
1987
1986
1985
1984
1983
1982
1981
1980
1979
1978
1977
1972

Number of
Properties
49,505
48,062
47,135
47,590
47,598
47,584
47,040
41,393
53,500
52,000
51,000
49,000
47,000
46,000
45,000
45,000
44,800
44,700
45,020
44,300
44,300
44,500
45,000
54,000
53,620
56,470

51,861

Number of
Rooms (in
millions)
4.6
4.5
4.4
4.4
4.4
4.4
4.4
4.2
4.1
3.9
3.9
3.8
3.6
3.5
3.4
3.3
3.2
3.1
3.1
3
2.8
2.7
2.6
2.75
2.7
2.6
2.1
2.1
2
2
2

Average
Occupancy
Rate
60.4%
63.1%
63.3%
63.1%
61.3%
61.1%
59.1%
60.3%
63.7%
63.2%
64.0%
64.5%
65.2%
65.5%
65.2%
63.6%
61.7%
60.9%
63.3%
63.8%
63.0%
66.0%
64.9%
66.0%
66.2%
66.9%
65.0%
63.0%
65.2%
67.8%
65.5%

Average
Room
Rate
$106.84
$103.87
$97.78
$90.88
$86.24
$82.52
$83.54
$88.27
$85.89
$81.33
$78.62
$75.31
$70.93
$66.65
$62.86
$60.53
$58.91
$58.08
$57.96
$56.31
$54.32
$55.89
$54.78
$55.26
$55.00
$51.90
$50.56

Rev
Par
$64.37
$65.52
$61.93
$57.36
$52.90
$50.42
$49.41
$50.73
$54.15
$51.33
$49.86
$48.13
$45.81
$43.10
$40.91

Sales (in
billions)
$140.60
$139.40
$133.40
$122.70
$113.70
$105.30
$102.60
$103.60
$108.50
$99.70
$93.10
$85.60
$75.40
$72.00
$66.00
$61.70
$59.50
$62.90
$60.70
$57.10
$48.50
$43.70
$42.00
$33.00
$29.70
$29.30
$23.80
$22.30
$19.20
$17.70
$10.10

SOURCE: AH&LA Lodging Industry Profiles & Smith Travel Research

While 2010 figures have increased over the previous year they are still below 2008 figures in
terms of average occupancy rate, average room rate, and revenues per available room. The

Pre Tax
Profits
Billions
$25.80
$28.00
$26.60
$22.60
$16.70
$14.20
$16.10
$24.00
$22.00
$20.90
$17.00
$12.50

-$5.70

lodging industry has obviously been adversely affected by the economic downturn in recent
years. Although the industry appears to be on the rebound, it is likely that hotel developers will
be more cautious about developing new facilities until the economy fully recovers.
II. Location
Location of the facility is a critical consideration because it affects its ability to draw customers.
It is important that the location be visible, accessible, convenient and attractive to the market
being targeted. Surrounding land uses are also important for all types of lodging operations.
Aesthetics of the area, noise, safety and other factors need to be considered evaluated.
The primary site for the proposed hotel is located in the Downtown business district and adjacent
to the Raquette River. The site is about a block from Market Street, the main Downtown
commercial corridor and would be accessed by Depot Street.

This is a signalized intersection, so traffic flow and safety are better here than at any other street
leading to the site. Located next to the preferred site is Mama Lucia's, a very popular family style
Italian eatery with a wood-fired pizza oven. The restaurant is a going concern and occupies the
former train station building. The building itself was relocated to its present site and saved from
demolition when the DOT built the relief route connecting Maple Street (US 11) to Market Street
(SH 56). The Village has a great display on the moving process in the museum.

The secondary site is located at the corner of Pioneer Drive and Elm Street (US Route 11B)
about a mile or so from Downtown Potsdam. The site is in the Village Commerce Park. Both
sites have adequate acreage to accommodate the proposed hotel facility. At either site, the hotel
will benefit from high visibility and proximity to generators of room night demand. Local
colleges, major employers, nearby attractions and events are examples of “room night” demand
generators that can support the new facility. The table below summarizes the visitation numbers
for most of the events in St. Lawrence County.
III. Local Market Area
In addition to having a good site, a successful lodging facility must be located in a market area
that attracts overnight visitors. In assessing this criteria, we evaluated several indicators of
market area vitality including business climate, tourism activity, transportation and other
characteristics.
Business Climate
Hotels that primarily serve business travelers usually rely on the strength of the local business
community. The size, stability and diversity of major local employers are important factors that
may determine the success of the facility.
According to an economic market analysis prepared by Camoin Associates1 as part of this
project effort, the largest industries in St. Lawrence County are Local government (6,311 jobs);
State government (3,334); Educational services (3,233); Food services and drinking places
(2,728); and Hospitals (1,907). See appendix for a copy of the full report.
The Village of Potsdam provided a list of major employers serving the Potsdam market area. See
table below.
Employer
Canton-Potsdam Hospital
Clarkson University
SUNY Potsdam
Potsdam Specialty Paper
Lowe’s Home Improvement
Wal-Mart
Town & Village of Potsdam
Atlantic Testing Laboratory
Potsdam Central School District
Brookfield Renewable Energy
Total

Full-Time
577
652
698
80
100
120
91
48
222
48
2,636

Part-Time
294
50
50
155
8
22
579

Industry
Health Care
University Education
University Education
Manufacturing
Retail
Retail
Local Government
Science Lab.
K-12 Education
Hydro-Electric Power Generation

We also researched the employment of residents by industry for both Potsdam and St. Lawrence
County. The table below shows resident employment in the various industries. Most Potsdam
residents work in the Education, Health and Social service industries.
1

Regional Economic Outlook & Market Analysis for the Village of Potsdam (August 2011)

Industry
Agriculture, Forestry
and Mining
Construction
Manufacturing
Wholesale Trade
Retail Trade
Transportation
and
Warehousing
and
Utilities
Information
Finance,
Insurance,
Real Estate and rental
leasing
Professional Services
Educational,
Health
and Social Services
Arts, entertainment,
recreation,
accommodation and
food services
Other Services (except
public administration)
Public administration
Total

Resident Employment by Industry, 2000 – 2009
St. Lawrence County
Town of Potsdam
2009
2000
2009
2000
%
Number
%
Number
%
Number
%
Number
108

1.6%

28

.42%

1,925

4.2%

1,717

3.7%

343
371
87
843

5.1%
5.5%
1.3%
12.5%

193
319
83
1,022

2.9%
4.8%
1.3%
15.4%

2,850
5,458
793
5,342

6.3%
12%
1.7%
11.8%

2,955
3,928
656
6,155

6.4%
8.6%
1.4%
13.4%

161

2.4%

170

2.6%

1,798

4%

1,658

3.6%

102

1.5%

128

2.4%

862

1.9%

680

1.5%

194

2.9%

150

2.3%

1,410

3.1%

1,615

3.5%

202

3%

357

5.4%

1,609

3.5%

2,017

4.4%

2,882

43%

2,603

39.3%

14,443

31.8%

15,210

33.2%

824

12.2%

1,019

15.4%

3,710

8.2%

3,706

8.1%

339

5%

245

3.7%

2,186

4.8%

2,202

4.8%

276
6,732

4%
100%

278
6,625

4.2%
100%

3,020
45,406

6.7%
100%

3,328
45,827

7.3%
100%

Source: 2000 Census and Claritas

Potsdam is fortunate to have Clarkson University and SUNY Potsdam in the community. The
two schools generate a significant number of visitors each year for a range of events. Though
neither university nor the community keeps counts for these events, telephone interviews with
student affairs, alumni affairs, athletic department, and admissions staffs at both schools
provided rough estimates of the numbers of attendees at a range of university-related events.
Both universities have a similar set of events and the figures in the table below represent a total
of the estimates for both schools.
ESTIMATED ANNUAL VISITORS – UNIVERSITY-RELATED EVENTS
CLARKSON AND SUNY POTSDAM
Event
Description/Comment
Yearly Estimate
Open House Visitors
2,700
Admissions Visitors
Daily Visitors (avg. 50/week, 40 weeks)
2,000
Move-in Weekend
1,600
Student Activities
Parent Weekend/Homecoming
2,000

Alumni Events

Athletic Events

Cultural/Academic
TOTAL

Graduation Weekend
Career Fairs/Recruitment Events
Reunion (both schools hold in July in
concert with Village event)
Board and Committee Meetings
Division 1 Ice Hockey/NCAC Field
Hockey/skating/golf/other sports
100 visitor/wk x 30 weeks
Tournaments/use of facilities for regional
events
Recital/performances/conferences/lectures

2,000
600
1,000
100
3,000

1,000
500
16,500

Many of the school events are likely to generate overnight stays which could benefit the
proposed hotel. The university career fairs draw representatives from firms nationally and
internationally that would clearly require multiple night accommodations. Anecdotally
conversations with officials at both schools indicated a severe lack of local lodging available
during major events sponsored by the schools.
Tourism Activity
The region has a fairly active and vibrant tourism industry. There are a number of year round
events and attractions that draw significant visitors to the region. We have compiled a list of all
attractions and events in St. Lawrence County which are displayed in the table below. Visitation
numbers were provided by the various event/attraction sponsors.

St Lawrence County Events
Municipality
St Lawrence
County

Canton

Event
Really Big Show – Home, Garden
and Business Show (sponsored
by St Lawrence Co)
Craft, Food and Wine
(sponsored by St Lawrence Co)
St. Lawrence International
Junior Carp Tournament
Tri-Town Winter Festival
Canton Winter Fest
Rushton Canoe Weekend

Potsdam

Dairy Princess Festival
Remington Arts Festival
Potsdam Summer Fest ( this
usually coincides with Alumni
Weekend for Clarkson and SUNY
Studio Tour

Event date

Attendance Numbers

May

80 vendors, 1,000 attendees

Weekend in
December

140+ vendors, 4,000
attendees
100-175 participants plus
their family members
N/A
2,000+
Many attendees from NYS,
Ontario and Quebec
5,000+
N/A

Weekend in August
Weekend in Feb
Feb for 1 ½ weeks
May
1st weekend in June
3rd weekend in July

3,300 visitors and alums

1st weekend in
November

40 + artists and artisans 1,200
– 1,500attendees

SUNY Potsdam open houses
Gouverneur
Norwood Lake
Ogdensburg

Madrid

Gouverneur – St Lawrence
County Fair
Village of Norwood Lake Regatta
Village Green Concert Series
Sportsman Show
Wine and Food Fest
Seaway Festival
Bluegrass Festival
Power and Equipment
Exhibition

5 per year are held
throughout the year

300-600 per open house

1st week in August

N/A

Last weekend in
August
June – July
Feb
Aug
Weekend in July
Last weekend in
June

600-1,000

nd

2 weekend in June

St Lawrence Power Museum Old
Fashioned Harvest Days
Massena

Heritage Festival
Wildlife Festival
Harvest Festival
Winter Carnival

7,000 – 8,000
1,000-2,000
1,000-2,000
40,000-50,000
1,500-2,000
1,200 paid attendance years
12+ (approximately 400 more
children under 12 years)
1,200 – 1,500

June
Weekend in
September
Weekend in
September
Feb

70 vendors, 4,000 attendees
3,000 – 4,000
2,000
50 sled teams, 300 out of
town attendees

Summary of Visitation numbers
The County offers a range of multi-day events across the course of the year. Many of these
events draw from the region and the nation. As noted below, the County has only 680 available
hotel rooms and many visitors for these larger events in particular must stay some distance from
the event sites. A hotel in Potsdam can expect to draw guests from these large events in
Ogdensburg, Canton and Massena. In addition, and as described below, the two universities in
Potsdam conduct major events throughout the year, and can expect to attract additional overnight
guests for events such as student move-in, career/recruitment, alumni reunions and
commencement. Anecdotal information indicates that the supply of rooms on these occasions in
particular is very inadequate.
Transportation and Other Characteristics
An analysis of the transportation network serving the market area is also important. Potsdam is
well connected via the existing highway network to other major destinations in the County and
other parts of New York State. Air service to the area is available at the Ogdensburg and
Massena Airports located 20 miles respectively from Potsdam. The Village operates the Potsdam
Damon Field Airport that provides service for itinerant charter and corporate air travel.

Main highways coming into Potsdam from the south and north is Route 56, from the east and
west, Route 11 and 11B from the east.
Bus access to Potsdam and the surrounding area is available through St. Lawrence County Public
Transportation. A local Potsdam shuttle operates Monday, Tuesday and Wednesday from 12:55
to 2:45 to local Potsdam locations. There are also several regional routes that run daily Monday
– Saturday to main bus stops in area towns. There is also daily bus service available to and from
Potsdam to other towns and cities within New York State (Canton, Gouverneur, Massena, New
York City, Syracuse and Watertown) via the Adirondack, Pine Hill, New York Trailways
system.
Passenger rail service is presently not available in St. Lawrence County. However, passenger
service is available on the Canadian side of the St. Lawrence River, connecting with the Amtrak
system in Montreal. Amtrak also serves Syracuse, Utica, Albany, Plattsburgh, Rouses Point, and
the eastern verge of the Adirondack Mountains.
St. Lawrence County is served locally by a number of airports, including Richards Field
(Massena), Ogdensburg International Airport, and Damon Field (Potsdam). Airports within a
short drive include Watertown International Airport, Hancock International Airport (Syracuse),
and the international airports of Ottawa and Montreal. CapeAir flies out of Massena and
Ogdensburg Airports to Albany three times daily.
IV. Competition
Arguably the most important part of a lodging market analysis is the study of current and
proposed facilities that would directly compete with the Potsdam Hotel. The following list
identifies the existing hotels and motels in St. Lawrence and their characteristics.
Hotels & Motels in St. Lawrence County
Canton, NY
The Best Western-University Inn offers 90 rooms, for single or double occupancy with restaurant and
lounge, and free high-speed wireless internet. The hotel recently added and indoor pool, sauna and
work-out room. An 18-hole golf course is located on the property. 888-386-8522
Cascade Inn offers fourteen rooms, with restaurant and lounge on site. The Cascade is located within
walking distance to shops in Canton, and on the Grasse River. (315) 386-8503
Comfort Suites offers 69 single and double occupancy rooms, with refrigerator, and microwave, free
wireless high speed internet, free continental breakfast and newspaper. Has an indoor pool, hot tub,
exercise room, sauna, game room, gift shop, meeting room. 6000 State Hwy 11, Canton, (800) 2285150
Cranberry Lake, NY
Cranberry Lake Lodge offers 23 units including an apartment, 2 story rooms, 1 story rooms, single or
double occupancy. There is a restaurant, lounge and bar on site. 7202 State Hwy 3, Cranberry Lake,
(315) 848-3301

Stone Manor Motel and Diner, located directly on the main snowmobiling trail, offers 8 rooms double
or single occupancy rooms with free cable TV and internet with a diner on site. 7179 State Hwy 3,
Cranberry Lake, (315) 848-2678
Gouverneur, NY
Clearview Motel located on the outskirts of the village of Gouverneur offers 35 modern rooms on five
acres of lawn and woods. Choose from single room with full bed, doubles with 2 full or 2 queen, or
Jacuzzi suite with fireplace. Mullins restaurant is located adjacent to the motel, with banquet facilities
available. (315) 287-2800.
Massena, NY
The Quality Inn in downtown Massena is close to restaurants and only a short drive to the St.
Lawrence Centre Mall. The hotel features 117 rooms, exercise room, meeting rooms, and free
wireless, high-speed internet. (877) 424-6423.
Lakeview Motel & Apartments offer comfortable and affordable opportunity, and is close to the
Massena Country Club with a beautiful and challenging 18-hole golf course right on the St. Lawrence.
The facility offers 14 rooms , 5 apartments and a 6 bedroom lodge. Rooms have a view of the St.
Lawrence River and include cable TV, free wireless high-speed internet, and the efficiency units have
full-size kitchen appliances, with housekeeping services. (315) 769-9400.
Econo Lodge/Meadowview Motel offers 45 double or single occupancy rooms with free continental
breakfast and free local calls. An exercise room is located on the property. Business travelers will
appreciate free wireless Internet access in all rooms and access to fax services. All guest rooms
include coffee makers, microwaves, refrigerators, hair dryers, irons, ironing boards and cable
television with free HBO. 15054 State Hwy 37, (315) 764-0246
Blue Spruce Motel offers 27 rooms and suites with high speed internet. There is also a restaurant on
site. 325 Orvis Street, (315) 764-5751
Super 8 offers double and single occupancy rooms (43 total rooms) with complimentary breakfast,
and free high speed wireless internet and Cable TV. Rooms feature microwaves and refrigerators. 84
Grove Street, (800) 800-8000
Bob’s Motel – Red Carpet Inn offers 32 double or single occupancy rooms with refrigerators in all
rooms, Kitchenettes are available and there is also a restaurant on premises. 228 Trippany Rd, (315)
769-9497
Ogdensburg, NY
The Quality Inn GranView is located south of the City at 6765 State Hwy 37. The GranView offers 46
rooms featuring private balconies overlooking the St. Lawrence River, as well as a four-bedroom
cottage. The hotel also features a restaurant, swimming pool, exercise facility and continental
breakfast.

Also overlooking the St. Lawrence River, the Stonefence Resort, at 7191 State Hwy 37, has an AAA
three-diamond rating with a variety of upscale accommodations with scenic balcony rooms, family
units, waterfront and Jacuzzi rooms plus two room suites. The Resort includes cable/satellite TV, free
high-speed wireless internet, outdoor heated pool, restaurant, meeting rooms, dock and fitness
center. The facility offers a total of 51 rooms including 8 townhouses. Full hot breakfast included in
price. (800) 253-1545
The Windjammer Lodge, 5843A State Hwy 37, is located just south of Ogdensburg. It has 20 rooms
and an AAA two diamond rating. There is also an Adirondack-styled two room luxury suite. The
Windjammer located on the St. Lawrence River has a riverside pool and boat launch. (315) 393-6300
Potsdam, NY
The Clarkson Inn is a Victorian-styled hotel at 1 Main Street with views of the Raquette River. The
hotel has 40 rooms and serves a continental breakfast. It is within walking distance of restaurants and
shopping in the heart of Potsdam, as well as with walking distance to both SUNY Potsdam and
Clarkson University. The hotel offers free high-speed wireless internet access, data ports and
complimentary pass to Clarkson University’s fitness center. (315) 265-3050
Located just west of Potsdam at 7518 State Hwy 11, The Smalling Motel-South offers 16 rooms with
queen or two doubles, free wireless internet, cable TV with HBO, and is only minutes to downtown
Potsdam and Canton. (315) 265-0709
The Northern Family Motel is located just north of the village at 6775 State Hwy 56. The motel has 15
rooms and offers double and single rooms, as well as a four-bedroom suite. Rooms include cable TV,
free wireless internet, refrigerator, microwave and extended continental breakfast. Room cleaning is
done with environmentally friendly Green Seal products. (315) 265-4640
Waddington, NY
Riverview of Waddington, 12508 State Hwy 37, offers 12 rooms of which three are efficiencies with
their own kitchenette. All include cable TV, DVD player, two double beds. There are also six cabins on
the 15 acre property equipped with full kitchens. There is a restaurant and pub and tackle shop at the
motel, and boat and canoe rentals available. (315) 388-5912

We were able to document a total of 680 hotel/motel rooms currently available in St. Lawrence
County. We were unable to contact 4 of the motels listed in the area. Three did not answer
telephone calls and had no answering machine. The fourth had an answering machine message
indicating that they were only open on a part time basis... Our initial thoughts are that we should
model accommodations after the Clarkson Inn in Potsdam, the Best Western University Inn or
Comfort Suites in Canton or the Quality Inn in Downtown Massena. These hotels seem to have
the class, reputation and amenities that the Village is looking for in the proposed hotel for the
Village.

V. Lodging Demand
After analyzing the existing lodging available in the region, we made a careful study of the
market segments of overnight guests visit to the area. These market segments typically fall into
four categories: business, leisure, group, and other.
Business Travelers:
Business travelers represent a large portion of lodging demand in many market areas. They
include people traveling on business representing commercial, industrial and governmental
organizations. Peak business demand is usually experienced Monday through Thursday nights.
It is important to understand why business travelers are visiting the market area and how many
room nights they generate. As noted above there is clearly a significant lodging demand
generated by the colleges.
Leisure Travelers:
Leisure travelers may visit an area for a vacation, to attend sporting or social events, to shop, or
to visit friends and relatives. They might be staying over simply because they are traveling to
other destinations. Leisure travelers may be individuals, couples, families, or small groups.
Travelers visiting hospitals and universities are typically included in this market segment.
It appears from the facility offerings of the major existing hotels (recreational facilities such as
pools, fitness centers, golf courses and other features) that leisure room demand is a significant
component of the local market.
As noted above we have documented fairly significant visitation numbers for the various
attractions and events in St. Lawrence County. This helps further support the fact that there is a
good leisure market in the region.
Group Meeting Travelers:
The group market consists of both leisure and business travelers. Leisure groups include bus
tours, school activities, athletic events, etc. Tour groups are often brought to an area for
sightseeing and attending special events. Business group meetings are typically associated with
conferences, board meetings, training programs, seminars, trade shows, and other gatherings.
Other Travelers:
Various lodging customers cannot be classified under the categories of business, leisure, or
group. These travelers may include construction workers, truckers, utility crews and others. We
do expect that the proposed Potsdam Hotel would attract many travelers in this category.
Analyzing Visitor’s Place of Origin
Determining visitor origin is often a complicated process. Not all venues and facilities keep this
information. And as these visitors may be traveling great distances, it can be more difficult to
acquire customer information than with a traditional analysis of local residents Nonetheless,
understanding these customers requires obtaining information about their places of origin, as
well as data about their demographics and lifestyles if possible.
The Northern New York Travel and Tourism Research Center provided some useful statistics
from a 2006 survey (latest survey available). The survey indicates that 58% of the guests visiting

St Lawrence County hotels came from New York State. An additional 29% came from elsewhere
in the U.S., 11% from Canada and 2% from other foreign countries.
VI. Project Design and Refinement
The intent of the feasibility study is to determine if there is sufficient market demand to attract a
franchise hotel of 80 to 120 rooms. At the outset we looked at typical hotel chains not currently
located in St. Lawrence County. The table below provides a summary of what some of the
popular hotel chains look for in terms of hotel rooms, bedroom types and amenities when
planning new facilities.
Chain
Holiday Inn Express

Marriott (Including
Fairfield Inn, Residence
Inn, SpringHill Suites

Clarion (includes
Econolodge and
Comfort Inn)

Hampton Inn and Suites

Days Inn

Amenities
Pool, fitness room, high
speed wireless internet,
restaurant/bar, conference
facility
Pool, fitness room, high
speed wired and wireless
internet, restaurant/bar,
conference facility,
complimentary breakfast
Pool, fitness room, high
speed wired and wireless
internet, restaurant/bar,
conference facility,
microwave and refrigerator
in some rooms
Pool, fitness room, high
speed wired and wireless
internet, restaurant/bar,
conference facility,
microwave and refrigerator
in some rooms,
complimentary breakfast
fitness room,
complimentary breakfast

# Rooms Per Hotel
100-120

# Beds and type
Single and double
occupancy (king, queen,
double beds available)

70-120

Single and double
occupancy, some suites
(king, queen, double
beds available)

85-120

Single and double
occupancy (king, queen,
double beds available)

60-150

Single and double
occupancy (king and
double beds available)

75

Single and double
occupancy (king, queen,
double beds available)

Using the data gathered, we have prepared initial operating proformas for an 80 room and 120
room hotel facilities (see attached). For the 80 room facility we have projected occupancy rates
in line with national and local averages starting at 58%. We expect this rate can grow to 62% by
year 5. For the 120 room facility we have assumed slightly lower occupancy rates.
Most of the other projected revenues and expenses are generally based on industry averages
usually expressed as a percentage of room revenues. For example, Food revenues are estimated
at 65% of Room revenues and Beverage revenue at 60% of Food revenue.

On the expense side, staff personnel costs are estimated at 32% of total operating income.
Restaurant/bar expenses are calculated at 75% of the Food/Beverage revenues. Advertising
(2.5%), Management (6.5%) and Maintenance (4%) costs are all based on a percentage of
operating revenues. Real estate taxes are estimated at 1.5% of operating income. It is expected
that some nature of property tax relief will be needed to accomplish this number.
One of the products that may be available to a developer is the IDA’s PILOT Program that can
provide a ten year plan that must be negotiated with each local taxing jurisdiction. The PILOT is
augmented by a sales tax and mortgage recording tax exemption.
Summary recommendation
Based on the foregoing analysis, we believe that the market in the Village of Potsdam and
surrounding area is sufficiently strong to support the proposed Hotel and produce the results
estimated herein. The analysis provides operating proformas for both an 80 room and 120 room
hotel facility. Both of these facility alternatives show feasibility and profitability that should
attract a hotel developer.

The Raquette Inn

Operating Proforma

Downtown Potsdam New York
Revenues
Rooms available annually
% occupancy
Average rate
Room revenue
Food
Beverage
Phone
Other

1

80 room facility
Year 1
29,200
58%
$99
$ 1,676,664
$1,089,832
$653,899
$21,170
$4,234

%

48.2% $
31.4%
18.8%
0.6%
0.1%

Year 2
29,200
59%
$100
1,722,800
$1,119,820
$671,892
$21,535
$4,307

%

48.3%
31.4%
18.8%
0.6%
0.1%

Year 3
29,200
60%
$101
$ 1,769,520
$1,150,188
$690,113
$21,900
$4,380

%

48.3%
31.4%
18.8%
0.6%
0.1%

Year 4
29,200
61%
$102
$ 1,816,824
$1,180,936
$708,561
$22,265
$4,453

%

48.3%
31.4%
18.8%
0.6%
0.1%

Year 5

%

29,200
62%
$103
$ 1,864,712
$1,212,063
$727,238
$22,630
$4,526

48.3%
31.4%
18.8%
0.6%
0.1%

Total Operating Income

$3,475,098 100.0%

$3,569,655 100.0%

$3,665,402 100.0%

$3,762,342 100.0%

$3,860,472

100.0%

Less Operating Expenses
Staff Personnel
Advertising
Management
Maintenance
Copying/Office supplies/telephone
Utilities
Legal and accounting
T h removall
Trash
Restaurant / bar expenses
Real estate taxes
Replacement reserve

$1,112,031
$86,877
$225,881
$67,067
$2,500
$127,020
$2,500
$3 000
$3,
000
$1,307,798
$52,126
$104,253

$1,142,289
$89,241
$232,028
$68,912
$2,575
$129,210
$2,575
$3,090
$3
090
$1,343,784
$53,545
$107,090

$1,172,929
$91,635
$238,251
$70,781
$2,652
$131,400
$2,652
$3 183
$3,183
$1,380,226
$54,981
$109,962

$1,203,949
$94,059
$244,552
$72,673
$2,732
$133,590
$2,732
$3 278
$3,27
8
$1,417,123
$56,435
$112,870

$1,235,351
$96,512
$250,931
$74,588
$2,814
$135,780
$2,814
$3 377
$3,377
$1,454,475
$57,907
$115,814

36.0%
2.8%
7.3%
2.2%
0.1%
4.0%
0.1%
0.1%
0 1%
42.4%
1.7%
3.4%

Total operating expenses
% of effective gross income

$3,091,054 100.0%
88.9%
0.0%

$3,430,363
88.9%

100.0%
0.0%

$430,109
$343,739
$86,370
$315,874

12.5%
10.0%
2.5%
9.2%

NET INCOME
Debt Service - $6.0 m @ 4% 30 yr term
Retained Earnings
Cumulative Retained Earnings

$384,044
$343,739
$40,305
$40,305

36.0%
2.8%
7.3%
2.2%
0.1%
4.1%
0.1%
0.1%
0 1%
42.3%
1.7%
3.4%

12.4%
11.1%
1.3%
1.3%

36.0%
2.8%
7.3%
2.2%
0.1%
4.1%
0.1%
0.1
1%
42.3%
1.7%
3.4%

$3,174,339 100.0%
88.9%
0.0%
$395,316
$343,739
$51,577
$91,882

12.5%
10.8%
1.6%
2.9%

36.0%
2.8%
7.3%
2.2%
0.1%
4.0%
0.1%
0.1%
0 1%
42.4%
1.7%
3.4%

$3,258,652 100.0%
88.9%
0.0%
$406,751
$343,739
$63,012
$154,893

12.5%
10.5%
1.9%
4.8%

36.0%
2.8%
7.3%
2.2%
0.1%
4.0%
0.1%
0.1%
0 1%
42.4%
1.7%
3.4%

$3,343,993 100.0%
88.9%
0.0%
$418,349
$343,739
$74,610
$229,503

12.5%
10.3%
2.2%
6.9%

The Raquette Inn

Operating Proforma

Downtown Potsdam New York
Revenues
Rooms available annually
% occupancy
Average rate
Room revenue
Food
Beverage
Phone
Other

1

120 room facility
Year 1
43,800
55%
$99
$ 2,384,910
$1,550,192
$930,115
$30,113
$6,023

%

68.6% $
44.6%
26.8%
0.9%
0.2%

Year 2
43,800
56%
$100
2,452,800
$1,594,320
$956,592
$30,660
$6,132

%

68.7%
44.7%
26.8%
0.9%
0.2%

Year 3
43,800
57%
$101
$ 2,521,566
$1,639,018
$983,411
$31,208
$6,242

%

68.8%
44.7%
26.8%
0.9%
0.2%

Year 4
43,800
58%
$102
$ 2,591,208
$1,684,285
$1,010,571
$31,755
$6,351

%

68.9%
44.8%
26.9%
0.8%
0.2%

Year 5

%

43,800
59%
$103
$ 2,661,726
$1,730,122
$1,038,073
$32,303
$6,461

68.9%
44.8%
26.9%
0.8%
0.2%

Total Operating Income

$4,945,251 142.3%

$5,084,405 142.4%

$5,225,345 142.6%

$5,368,073 142.7%

$5,512,588

142.8%

Less Operating Expenses
Staff Personnel
Advertising
Management
Maintenance
Copying/Office supplies/telephone
Utilities
Utiliti
Legal and accounting
Trash removal
Restaurant / bar expenses
Real estate taxes
Replacement reserve

$1,582,480
$123,631
$321,441
$95,396
$3,500
$
$180
180,67
675
5
$3,500
$4,000
$1,860,230
$74,179
$148,358

$1,627,009
$127,110
$330,486
$98,112
$3,605
$18
$183
3,96
960
0
$3,605
$4,120
$1,913,184
$76,266
$152,532

$1,672,110
$130,634
$339,647
$100,863
$3,713
$187,245
$187 245
$3,713
$4,244
$1,966,821
$78,380
$156,760

$1,717,783
$134,202
$348,925
$103,648
$3,825
$190,53
$190 530
0
$3,825
$4,371
$2,021,142
$80,521
$161,042

$1,764,028
$137,815
$358,318
$106,469
$3,939
$193,815
$193 815
$3,939
$4,502
$2,076,146
$82,689
$165,378

51.4%
4.0%
10.4%
3.1%
0.1%
5.6%
5 6%
0.1%
0.1%
60.5%
2.4%
4.8%

Total operating expenses
% of effective gross income

$4,397,390 142.3%
88.9%
0.0%

$4,897,038
88.8%

142.8%
0.0%

$615,549
$515,609
$99,940
$329,253

17.9%
15.0%
2.9%
9.6%

NET INCOME
Debt Service - $9.0 m @ 4% 30 yr term
Retained Earnings
Cumulative Retained Earnings

$547,861
$515,609
$32,252
$32,252

51.2%
4.0%
10.4%
3.1%
0.1%
5.8%
5 8%
0.1%
0.1%
60.2%
2.4%
4.8%

17.7%
16.7%
1.0%
1.0%

51.3%
4.0%
10.4%
3.1%
0.1%
5.8
8%
0.1%
0.1%
60.3%
2.4%
4.8%

$4,519,990 142.4%
88.9%
0.0%
$564,414
$515,609
$48,805
$81,057

17.8%
16.2%
1.5%
2.6%

51.3%
4.0%
10.4%
3.1%
0.1%
5.7%
5 7%
0.1%
0.1%
60.4%
2.4%
4.8%

$4,644,131 142.5%
88.9%
0.0%
$581,214
$515,609
$65,605
$146,662

17.8%
15.8%
2.0%
4.5%

51.4%
4.0%
10.4%
3.1%
0.1%
5.7%
5 7%
0.1%
0.1%
60.4%
2.4%
4.8%

$4,769,814 142.6%
88.9%
0.0%
$598,259
$515,609
$82,650
$229,312

17.9%
15.4%
2.5%
6.9%
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Appendix G
Visitor Center Concept Design Renderings
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Appendix H
Public Participation Summaries

Village of Potsdam
Waterfront & Downtown Revitalization Strategy
March 8, 2011
Public Workshop Notes
1.
2.
3.
4.
5.

There needs to be better plowing of the Bypass sidewalks.
Better lighting along sidewalks and storefronts is needed.
The downtown flower planting program needs to be expanded upon.
Businesses face away from the River. A waterfront walkway would be a tremendous asset.
There is a need for more trash cans within the downtown. Existing ones need to be
maintained better.
6. Geese and their waste are problematic.
7. Ives Park has some launch issues. A floating dock would be helpful.
8. The front of Fall Island Park has limited functionality.
9. Pedestrian crossing of Maple for portaging boaters should be explored.
10. Public access along Clarkson’s waterfront is not well defined.
11. Clarkson and the Village should coordinate their waterfront access initiatives.
12. Lehman Park needs better signage. A trail system (e.g., fitness trail, ski trail, etc.) would be
beneficial.
13. Improved fishing access and information is needed.
14. The Village should create an outdoor ice rink closer to the downtown.
15. More Village downtown events are needed (e.g., paddling, community outings, etc.).
16. Other recreations activities within the downtown should be explored (e.g., volleyball, bocce
ball, frisbee golf, etc.).
17. Weekly community games/events during the evenings/nights should be explored.
18. A community picnic would be enjoyable.
19. A downtown focal point, such as a visitors center, museum, nature center, needs to be
created.
20. Sidewalk, parking, and trail lighting needs to be improved for security.
21. Ives Park or Fall Island parks might be the ideal location for a multipurpose community
facility.
22. There is a need for bathrooms in the downtown.
23. The parking lot at Ives Park might be the ideal locations for multipurpose community
facility. This could include the farmers market.
24. The Village’s website needs to be improved. It could serve as portal to area business and
recreation/event opportunities.
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25. The Village should consider other social media content (e.g., Facebook, etc.) for
marketing/promotional purposes.
26. Signage needs to be improved throughout the downtown and waterfront areas.
27. A “Welcome to Potsdam Package” should be created for recruiting purposes and used by
the various institutions within the Village (e.g., colleges, the hospital, etc.).
28. Interpretive and wayfinding signage should “tell Potsdam’s story.”
29. Music and the arts are tremendous resources and should be better leveraged and/or
marketed.
30. Streetscape and sidewalk improvements throughout the downtown are needed. Including
along the riverfront along the backside of Market Street. This may include a riverfront
boardwalk/esplanade.
31. The downtown/waterfront trail should include a footbridge from Ives Park to some of the
islands in the River.
32. Gateways should include a sandstone theme.
33. The vertical street signs are hard to read.
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Village of Potsdam
Waterfront & Downtown Revitalization Strategy
Focus Group Meeting Notes
Focus Group I: Downtown Business Owners
1. Several business owners stated that business has been good, both steady and growing. It
was noted that a shift to online products has been helpful. However, there was concern that
the amount of foot traffic within the downtown was in decline and that current profit levels
were not comparable to those in the 90’s.
2. Business owners stated that the Village could help with improving the waterfront behind
Market Street. This includes consolidating waste services in order to minimize the number
of dumpsters (it was noted that if the conditions were right you can smell trash while dining
along the waterfront).
3. Business owners were interested in the uncertainty of who owns all of the land along the
waterfront behind Market Street.
4. It was suggested that a section of Market Street could be closed for a pedestrian mall,
which may help business by providing a nice public space for people to enjoy the
Downtown. Some were concerned that this would impact traffic patterns on Route 11.
However, many agreed that it closing sections of the street during certain events would be
helpful to businesses.
5. Business owners noted that the downtown lacked a critical mass of retail shops.
6. It was noted that niche or specialty stores did well within the downtown.
7. Business owners said that signage could be improved within the downtown, particularly
wayfinding signage.
8. Since the advent of the student cards, business has increased.
9. Tourist, residents, and students all were patrons of downtown businesses.
10. It was agreed that there was a lack of branding and marketing of the Village and downtown
businesses. It was noted that the Village does not budget money for marketing. Some of
the assets that could be marketed were the river, recreation, and shopping.
11. It was noted that the Chamber tries to coordinate marketing with businesses and other
organizations within the area.
12. The creation of Business Improvement District (BID) has been discussed in the past, but
business owners expressed concern about the associated cost/tax.
13. It was suggested that some businesses are difficult to work with and/or coordinate with,
particularly the “plazas,” because they were not owned by local businesses and/or
individuals.
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14. It was mentioned that the “Annual Manual” was a great resource/example, as it is
distributed locally, and it could be bolstered or replicated.
15. It was stated that the arts present a real opportunity to increase business and that it could
play a much stronger role in the Village. Customer loyalty and sales increase annually.
16. The music series in the gazebo at Ives Park is a great example of art‐oriented events, but
sound and electrical capacity are sometimes an issue. Some discussed the need for a band
shell. It was quickly noted that if you build something outdoors it may only have seasonal
use.
17. The problem with some of these initiatives is that they can lack leadership (e.g., a program
director).
18. It would be nice to see better community use of the Snell Theater, which is currently
underutilized. It was noted that the Arts Council now uses some of the space on the second
floor. The Arts Council recently submitted a grant application to the Endowment for the Arts
for a two day Arts Festival.
19. Better signage throughout town would help people negotiate the downtown, particularly
during events.
20. A “Raquette River Museum” (or something similar) would serve as great downtown anchor.
21. Outdoor events such as bike races, triathlons, and marathons should be pursued.
22. Some stated that there are few Hotel/BB capacity/opportunities for not only parents that
visit students, but for visiting professors, people visiting the hospital, etc.
23. It was agreed that downtown businesses hours are too limited, and that in order to attract
more foot traffic, businesses needed to be open in the evenings and on weekends.
24. Some felt that downtown businesses needed to be more aggressive when it came to
marketing and customer and business development.
25. Events such as “First Thursdays” could benefit the downtown.
26. It is important to scale events appropriately. Too large an event may be difficult to manage
and too small of an event may not have be all that beneficial to the downtown.
27. It is important to try and cross‐market such events (e.g., downtown restaurants offer dinner
specials during music festivals or outdoor events).
28. Downtown business owners felt that the village was very supportive. A new business owner
expressed how helpful the Village was with explaining all the permits and approvals.
29. Some felt that the sidewalks (not the streets) were poorly lit.
30. Landscape features and/or amenities such as flower gardens and boxes are attractive. The
village has allotted $1,000 for flowers and individuals or volunteers plant and maintain
them. The Garden Club traditionally maintains the flowers at the Gazebo.
31. It was suggested that the planter boxes along the sidewalk be redesigned.
32. It was suggested that art pieces be installed throughout the downtown streetscape.
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33. More and better bike racks with the downtown and at key locations would be an asset. Bike
racks could serve as art pieces.
34. Many agreed that the existing Village banner is not attractive and does not reflect the
Village’s character.
35. Ives, Fall Island, and Market Square waterfront area are tremendous resources/areas, but
access, signage, and streetscapes need to be improved.
36. There is a need for restrooms in the downtown.
37. There is adequate parking, but the first time visitor may have trouble finding it.
Focus Group II: Recreation Enthusiast
1. All agreed that better access was needed at existing put‐ins because they were not user
friendly.
2. The current at Sandstoner Park can be too swift for safe launching at times.
3. A skateboard park should be constructed at the Pine Street Arena. Skateboard parks attract
parents who then go shopping.
4. Some college students use Sandstoner/Pine Street Arena, but many do not know it exists.
5. The parking lot at Sandstoner Park fills up during certain events.
6. Lehman Park waterfront access is rocky and sometimes people need to drag their boat out
to launch.
7. Some stated they did not know there was a put‐in at Fall Island. Some noted that the
current can be very swift there.
8. It is unclear if Clarkson’s waterfront access is open to the public. Clarkson representatives
have noted that it is. The Village should reach out to Clarkson and see if such access can be
better publicized.
9. It was noted that large sum of public monies was used to construct Walker Arena, but the
public is not allowed to use it.
10. It was noted that the best part of the River within the Village limits is upriver from the dam.
11. It was agreed that Ives Park is likely the best point of access. However, the existing point of
access can be problematic (e.g., surface texture is harsh on boats; it is sometimes
underwater; it is poorly located).
12. Access at Ives Park should run parallel to shore with steps for varying water levels. The
material should be softer so the bottoms of boats are not damaged.
13. It was suggested that a new location and/or dock configuration/type (e.g., a floating dock
located at the southern end of the park) would be beneficial.
14. The new waterfront access facility near the west dam will be an additional point of access
that includes dedicated parking.
15. The disabled need to be considered when designing access facilities. Ives Park would likely
offer the best access for the disabled.
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16. A whitewater park at Fall Island should be explored.
17. The River offers excellent fishing opportunities. Such opportunities could be better
publicized. River features (e.g., shallows, etc.) should also be mapped.
18. Potsdam has a great golf course that could be better marketed.
19. Stimulus funds will be used to construct sidewalks and a shared roadway along Clarkson
Avenue.
20. Outer Main Street is used by runners and bicyclist, but its current condition can is unsafe
(e.g., limited sidewalks and/or dedicated lane, poor signage, etc.).
21. Clarkson is currently in the process of designing and developing a waterfront trail.
22. A boat storage facility at one of the parks would be a tremendous community asset.
23. A walkway along the waterfront (behind Maxfields) should be explored.
24. Downtown sidewalks are in not that good of shape.
25. Maintenance seems to focus primarily on the roadways and not the sidewalks.
26. Pedestrian crossing opportunities and safety could be improved within the downtown.
27. Signage is a major issue. Key sites, features, and destinations are poorly identified.
28. Roadways are not that safe for bicyclists. There are not enough bike racks within the
downtown and at existing facilities.
29. Better signage for historic interpretation should be explored.
30. Other recreational opportunities (e.g., volley ball, horseshoes, frisbee golf, bocce ball, etc.)
should be explored.
31. Canoe, kayak, rowboat rentals would be desirable.
Focus Group III: Recruiters
1. Recruiters pitch Potsdam as the quintessential college town. It is a self contained,
technology oriented, and liberal arts culture.
2. Recreation is a huge asset, as is high tech research and development and proximity to an
international boarder.
3. The River and its natural resources are a big draw.
4. The presences of multiple colleges and a hospital are great assets.
5. The area is Federally designated as have a shortage in medical professionals.
6. It is easier to recruit individuals to the area that come from comparable environments.
7. Proximity to an airport is helpful.
8. The small town atmosphere is a great asset.
9. The low cost of housing is helpful.
10. The loss of single individuals under the age of 30 is hard. They often leave because there is
no “built‐in social network.”
11. When recruiting, there is a need to find employment for spouses, which can be difficult.
There is a need to assist couples.
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12. Kid’s sports and recreation needs are difficult to meet if they are not outdoor and/or winter
oriented.
13. Housing quality is somewhat poor and/or mismatched (e.g., very nice housing may be in
close proximity to poorly maintained housing).
14. Foreign people sometimes seem more willing to adapt to the North Country culture and/or
weather.
15. Religious diversity is somewhat lacking.
16. There is limited professional and/or social networking for young professionals.
17. The Village could help formalize professional networks and coordinate marketing/branding
initiatives.
18. It is important to not recruit people that will not fit. Rather, it is important to recruit
individuals that will enjoy Potsdam’s “authentic experience.”
19. Recruiters often turn to “Guild Members” to follow up on family members that they may
want to recruit (e.g., grandchildren that are attending medical school).
20. Potsdam is a very tolerant community, including the LGBT community, which is one of its
many assets.
21. It was noted that people do not just show up to Potsdam. Those who arrive on their own
are usually outgoing and/or self sufficient.
22. Clarkson has developed a mentor program to help motivate new students and ensure that
they are taking advantage of and/or enjoying the university and the community.
23. Given nature of Potsdam and its size, individuals feel that they have the opportunity to
make change.
24. Music is a huge asset for the area, as is computer science.
25. The Village could help recruiters by improving its website.
26. The Village could develop a website that allows less tech savvy business to link to and/or
build off of.
27. Increase internet access throughout the downtown and/or region is very important (e.g.,
Forever Wild, wireless downtown, etc.).
28. The Village could help improve housing stock. It was noted that 70 percent of the housing is
rented, primarily by students.
29. The Village could help improve housing stock. It was noted that 70 percent of the housing is
rented, primarily by students.
30. The Village could develop a tax structure that promotes home improvements.
31. Ottawa’s winter use of its canal is a great example of how Potsdam’s waterfront could be
used (e.g., skating, vendors, etc.).
32. The Village needs to help encourage social and/or professional networks.
33. It was noted that more and more students are talking about staying in the area after
graduation.
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34. It was also noted that young families are coming back to the area.
35. Safe schools and outdoor recreation opportunities are a tremendous asset.
36. There is a need for more high paying jobs.
37. Encouraging students to shop and enjoy the downtown is important. It was noted that
outreach events during the first week of school are really important because they set the
tone for the balance of the year for many students.
38. Bus systems to and from campuses would be helpful.
39. The cost of items in downtown shops is expensive for students.
40. Some stores do not take credit/debit cards, which limits student shopping.
41. An all purpose community center could be a tremendous asset.
Focus Group IV: Residents
Attendees
1. It was noted that everyone who has a camp on the River thinks of it as there front yard.
Everyone that lives year‐round on the River thinks of it as their backyard.
2. There is a need to increase “river education.”
3. Discharge of sewage into the River during high periods of rainfall is an issue.
4. It is important to improve access along the waterfront. A waterfront walkway and/or multi
use trail within the downtown would be a great asset.
5. The current trail at Ives Park is in poor condition, particularly for the handicapped, elderly,
or people with strollers.
6. Current access at Ives Park is in the wrong location. Large crowds and River users
sometimes conflict with one another.
7. The material used for the Ives Park put‐in can damage the bottom of boats because it is too
sharp.
8. Signage within the downtown and along the waterfront needs to be improved
9. It was noted that there is a need for restrooms along the waterfront and within the
downtown.
10. The Village could help improve the downtown by making a more attractive/inviting
community (e.g., improved streetscape, lighting, signage, trees, etc.).
11. More hotel rooms are needed.
12. The types of trees that are planted in the downtown need to be considered more
thoughtfully. The fruit trees currently make a mess.
13. Some mentioned that the colleges’ efforts to keep students on campus by providing all
services are not benefiting the downtown.
14. It is important that the Village coordinates its efforts with the colleges.
15. Niche stores are often the most successful within the downtown.
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16. There is a perception that parking is an issue. Better information regarding parking needs to
developed and marketed.
17. The Village needs to continue helping with building and façade improvements.
18. High school students are a segment of the population that should be taken into
consideration due the amount of free time and discretionary money they have.
19. The library is a tremendous asset, but there is no youth or community center.
20. The First Saturday events for students are very important. Such events should be expanded
upon.
21. There is a shift in student populations due to the economy. Students that could have gotten
into a school like Clarkson are attending Potsdam because of the value.
22. The music store and thrift shop are frequented by teenagers and students alike.
23. The downtown would benefit from better business and/or professional organizations.
24. Downtown businesses need to collaborate better.
25. The backs of buildings along the waterfront need to be aesthetically improved.
26. Need to improve the aesthetic quality of parking lots (e.g., screening, etc.).
27. Parking signage needs to be improved. Information should be made available on the
Village’s website.
28. Business need to do a better job at snow removal.
29. New downtown signage is difficult to read and does not comply with DOT standards.
30. Trail improvements should be regionally coordinated. Connections to the Red Sandstone
Trail should be sought.
31. Clarkson and Potsdam need to improve their aesthetics.
32. The committee should explore “urban camping” opportunities within the Village (NPS
provides funding for such facilities). Such camping could be incorporated into waterfront
access. Sandstoner Park may be a good location.
33. A community center and/or museum would be a tremendous asset. Perhaps a hands‐on
science museum that piggybacks off of Clarkson’s research and Potsdam’s teaching
curriculum.
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Raquette River Corridor Revitalization Plan
Charette and Committee Meeting Notes
May 3, 2011
Charette Attendees: Steve Yurgartis, Otto Czerpec, Cynthia Morin, Sheila Cerwonka, Bob Wheeler, Jim
Murphy, Fred Hanss, Stuart Mesinger, Paul Cummings, Susan Boyer
1. Raquette River Gateway Center
a. Components: Exhibit space, meeting/multi‐function space for approximately 100
people, rest rooms, Chamber of Commerce offices. Alternately, consider having rest
rooms at the Farmers Market (see below) to better serve Ives Park users.
b. Location: At front of municipal parking lot on Main Street, oriented towards street with
a landscaped sitting area in front on the street. Sitting area could function as a small
town square. Consider impact to views of river in design. Alternately, consider locating
the facility near the Farmers Market (see below).
c. Building: Approximately 2400 square feet, two stories, staffed, incorporating green
design elements including solar gain and possibly a green roof.
d. Chazen to review funding sources for construction and success factors for Visitors
Centers. Camoin to look at operating costs.
2. Ives Park
a. Locate a shed structure for Farmer’s Market in the rear of the Main Street Parking lot.
The shed structure will also allow parking when not in use. Include a covered space for
boat storage on west side facing river. Further explore feasibility of boat concessions
with Wear on Earth.
b. Relocate hand‐held boat launch to south, away from gazebo. New launch to be a
terraced cut out perpendicular to the river functioning as a “backwater” allowing for
launching in both high and low water conditions. Village will have to commit to ongoing
maintenance because of likelihood this feature will fill with sediment. Rededicate the
new launch to Veteran.
c. Develop seasonal outdoor ice sheet on Village parcel east of shed. Shed will function as
changing area. No lights or sound system. An alternative location for the ice skating is
under the shed.
d. No active recreational facilities except for small children’s play facility in south end of
park (away from gazebo).
e. New period lighting to match streets.
f. New railing along river.
g. Investigate low vegetation hedge to ward off geese.
h. Need more picnic tables, benches and a dog waste station.
i. Park needs an entrance statement on Market/Maple Street.
j. Committee to further discuss paver path. Should we:

i. Pave it, making it accessible to the disabled, or
ii. Reposition the pavers, recognizing it won’t be stroller friendly and will again
deteriorate.
3. Riverfront Trail
a. Trail should be on Market Street rather than behind Market Street. Trail should connect
to Ives Park, Fall Island Park, Garner Park and Clarkson.
b. Improvement of rear of buildings behind Market to be a non‐priority project.
c. Northeast trail connection should join existing sidewalk from Rt. 11 arterial.
d. Village to research easement on non‐Village owned land in back of Swan Island town‐
houses.
e. Redesign bridge rails; add period lighting to match downtown.
f. Committee to further discuss desirability of improving keyhole parcel with visual access
to River. Improvements could include signage, seating, lighting and landscaping.
g. Discuss with landowner possibility of a ROW extending from arterial to Garner Park.
h. Trail needs a visual/information theme. Consider a design competition to include theme,
name, signage, and distinctive mark(s).
4. Market Street/Waterfront (Note: these two priority projects discussed together)
a. Garner Park to be improved with trees and landscaping to provide shade and make it
more inviting.
b. Replace street trees with taller trees more suitable to creating a pedestrian friendly
street environment.
c. Designate a portion of the sidewalk to create a street furnishing zone. Within this zone,
re‐orient benches to provide better interaction, plant trees, place lighting and bike
racks. Use alternative paving patterns, such as brick, to designate this zone and create
visual interest along the sidewalk.
d. Construct pedestrian islands/bump‐outs to slow traffic and make crossings safer.
e. Remove cobra lights and install period lighting. Research LED lighting.
f. Consider placing power lines underground. To allow for taller trees, a cleaner visual field
and safer environment during storms (especially ice and snow)
g. Street treatment on Market to extend from arterial to Main.
h. Discuss with DOT the need for and feasibility of a traffic circle at Main and Market.
i. Improve alleys and side streets from river to market with sidewalks and landscaping.
j. Convene a regular downtown forum to include downtown residents and business
owners, the Village and the colleges to discuss issues of mutual concern.
k. Convene a meeting with mall (and potentially other property owners) to discuss
beautification.

